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Purpose and Overview 


Increases in the number of households are the principal source of housing 
demand. The purpose of this study is to illustrate how household growth in 
Canada would vary given different assumptions about where and how 
Canadians choose to house themselves. For Canada and each province and 
territory, the report presents population projections and household-growth 
scenarios covering the period 1991 to 2016. Scenarios were developed 
based on an assessment of major demographic trends and other factors. 
They describe a range of possibilities for the future but are not intended as 
precise forecasts of housing activity. The report also discusses tenure and 
dwelling type choices, some implications of projected growth patterns, and 
factors that could push household growth outside the range covered by the 
projections. The main findings of the study are summarized in Chapter 8. 


Readers seeking further information about this project should contact 
Roger Lewis, Research Division, CMHC, at (613) 748-2797. 
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Chapter |: 
INTRODUCTION 


Purpose 
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The importance of demographic forces in Canada’s development is widely 
recognized. Nowhere is this more apparent than in the housing sector. 
Through the remainder of this century and into the next, demographic 
developments will be crucial determinants of the level, composition and 
location of housing demand in Canada. While variation in housing demand 
from year to year is largely related to cyclical economic factors, demand in 
the long run can be traced to changes in the size and age structure of the 
population and in the overall tendency to form households. 


Since each household occupies a dwelling unit, an increase in the 
total number of households will by definition increase the number of 
housing units required. Household growth — the major source of housing 
demand — occurs as the population grows and ages, and as social and 
economic forces alter preferences for particular living arrangements. The 
characteristics of households, such as the age of the household maintainer 
and whether the household is composed of family or non-family groupings, 
will strongly influence the type of housing demanded and the inclination to 
rent or own. 


This report presents the results of projections — developed by Canada 
Mortgage and Housing Corporation (CMHC) — of household growth for 
Canada and for the individual provinces and territories to the year 2016. 
Long-term projections of housing demand are required because of the long 
production cycle involved in housing. That cycle, from community planning 
and the provision of services to the eventual construction of housing, can 
take many years and involves long-term decisions that affect the natural, 
social and economic environment for many decades. 


Builders and materials manufacturers also need to plan ahead. While their 
planning horizons may not be as long as those of public agencies, they 
nevertheless have a need to look at future demand for their products and 
services. Information on long-term household trends can also be useful to 
public utilities, industries producing housing-related goods and services, 
community groups and interested citizens. 


Approach 


Structure 


The projections contained in this report illustrate how household growth 
would vary given different assumptions about where and how Canadians 
choose to house themselves. Scenarios were developed based on an assess- 
ment of major demographic and other trends. The primary factors 
considered were patterns of net interprovincial migration and rates of 
household formation. It should be recognized that the projections illustrate 
a range of possible future outcomes; they are not intended as precise forecasts 
of future housing activity. 


The scenarios were generated using CMHC’s Potential Housing Demand 
Projection (PHD) Model. Custom population projections produced by 
Statistics Canada were used as input to the model. These were transformed 
by the model into projections of household growth, tenure choice and 
dwelling type choice. Results include national and provincial household 
projections by age, type of household, tenure and type of dwelling. The 
research was conducted by CMHC’s Research Division, in conjunction 
with CMHC’s Market Analysis Centre. 


The projection methodology is described in Chapter 2.! It provides an 
overview of the scenarios and underlying assumptions, and a discussion of 
why each was selected. It also describes the PHD model and how it works 
so that the strengths and limitations of the projections can be more fully 
appreciated. Chapters 3 and 4 present the results of the projections at the 
national and provincial levels, respectively. Chapter 5 provides analysis and 
discussion of medium- and long-term implications of household-growth 
scenarios for housing starts. Chapter 6 assesses the relative importance to 
household growth of three factors: population growth, aging of the popu- 
lation, and changes in the propensity of the population to form households. 
Chapter 7 identifies several factors that might push household growth 
outside the range covered by the projections. The final chapter reviews the 
main points of the research and summarizes the findings. 


1. Amore technical discussion is found in Appendix C. 
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Chapter 2: 


METHODOLOGY AND SCENARIOS 


Household growth — the major source of housing demand — occurs as the 
population grows and ages and as preferences for particular living arrange- 
ments shift in response to social and economic forces. Household-growth 
projections begin with population projections, but since the individuals in 
a population can house themselves in any number of ways, the relationship 
between population growth and household growth is far from exact. To 
transform population projections into household projections, assumptions 
about the way in which the population will form households in the future 
are required.! Projections of tenure and dwelling-type choices are then 
made based on the characteristics of projected households, specifically, the 
age of the household head and the type of household. From start to finish, 
the process of producing household-growth scenarios involves a sequential 
projection of population, households, and tenure and dwelling type choices, 
the output of each stage serving as an input to the next. 


Household growth describes the net change in the number of households 
over time, otherwise known as net household formation. In this report, 
growth figures are provided in the form of annual averages for five-year 
periods. Since households form and dissolve continually, household growth 
should not be construed as representing the number of new households 
created in a given period; rather, it is the difference between the number 
of households formed and the number dissolved during the period in 
question. The actual number of newly formed and dissolved households 
underlying the net change is unknown. 


Although household growth is typically the major determinant of the 
requirement for new dwelling units, other factors also influence the number 
of dwellings required. These include the need to replace units lost from the 
housing stock, to adjust for additional units created within the existing 
stock, and to allow for a sufficient number of vacant units.” These topics 
are covered in Chapter 5. 


1. These assumptions take the form of projected headship rates (the ratio of household heads to population in 
each age group). See discussion below and in Appendix C. 


2. An additional factor is mobility: since movers usually cannot take their housing with them, a mobile population 
may require more housing than a stationary one, at least in the short run. 
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Historical 
Comparability 


Overview of 
Scenarios 


Population 
Projections 


2 


Population projections were generated from historical population esti- 
mates adjusted by Statistics Canada to account for people missed by the 
Census. Since adjusted population estimates are significantly larger than 
published census population counts, population and household projections 
developed from these estimates are correspondingly larger than, and therefore 


not directly comparable to, historical census data.° 


Six alternative household-growth scenarios were developed, each distin- 
guished by a different combination of interprovincial migration and 
household formation assumptions. All other projection assumptions — 
such as those related to fertility, life expectancy, and immigration — are 
identical across the six scenarios. For interprovincial migration, two scenar- 
ios were developed — Central and Western. For household formation, low, 
medium and high assumptions were made. Projections for individual prov- 
inces were added to produce national totals. Table 2.1 shows the six 
combinations of household-growth scenarios. 


Table 2.1 - Projection Assumptions and Scenario Descriptions 

Net =| ___ Household a 
Interprovincial | _ Formation | Scenario | Abbreviation 
__ Migration 


Central 


Central 


Central High Central High a 


Medium Western Medium 
Western Western High 


As noted above, population projections are the starting point for projecting 
household growth. Two custom population projections were prepared 
according to CMHC specifications by Statistics Canada. The principal 
assumptions underlying these population projections were the following: 


* a continuation of current fertility levels (1.7 births per woman); 


For more on this issue, see Appendix C. 
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Household 
Growth 


* moderate gains in life expectancy (from 74.6 to 78.5 years for men 
and 80.9 to 84.0 years for women); 


* a continuation of current immigration levels (205,000 per year); and 
* Western and Central interprovincial migration scenarios.” 


=» Interprovincial migration scenarios broadly reflect the two prevailing 
patterns of movement between provinces during the past decade — 
a time when strong migration to the central provinces in the mid 
1980s gave way to heavy westward flows beginning in the late 1980s. 
Migration flows under the Central and Western scenarios are based 
on average historical tendencies during these two distinct periods. 


«= Under the Western scenario, British Columbia, Alberta, PE.I., and 
New Brunswick gain population from other provinces, while New 
Brunswick and Nova Scotia record smaller losses in population than 
under the Central scenario. The Western scenario is therefore 
described as being “favourable” to these provinces. 


« Under the Central scenario, Ontario is the principal destination, 
while Quebec, Manitoba, and Saskatchewan lose population, but less 
than under the Western scenario. The Central scenario is therefore 
described as being “favourable” to Ontario, Quebec, Manitoba, and 
Saskatchewan. 


Low, medium, and high assumptions regarding the propensity of Canadi- 
ans to form households were developed in order to translate projected 
population growth into household-growth projections. Assumptions took 
the form of low, medium and high projected headship rates. Headship rates 
describe the ratio of household heads to population in each age group. 
Multiplying each projected age-group population by the corresponding 
headship rate gives the projected number of households headed by each 
age group. The three alternative headship-rate assumptions were devel- 
oped using a cohort approach, which projects the future behaviour of 
particular generations (cohorts) based on the changes experienced by older 
generations as they aged. 


4. Foramore detailed explanation of the Western and Central migration scenarios, see Chapter 4 and Appendix C. 


5. Abirth cohort is a group of people born during a given period, for example, those aged 35-39 in 1991. For more 
detail on cohorts, headship rate assumptions, and how Statistics Canada defines the term “household head”, 


see Appendix C. 
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Tenure and Dwelling 


Type Choices 


Rationale for 
Scenarios 


For the 1991-1996 period, data already existed that could be used to 
develop a single set of projected headship rates. Projected household 
growth was therefore calibrated against data on estimated growth in 
sea housing stock and the volume of housing starts during the 
period. 


For the period from 1996 to 2016, low, medium, and high headship 
scenarios were developed based on historical cohort trends of varying 
strengths. For most provinces, the high headship-rate scenario was based 
on the cohort trend from the 1986-91 period, the low scenario on the 
1981-86 cohort trend, and the medium scenario on the longer-term 
1981-91 trend.’ 


Headship rates extrapolated by cohort trends (i.e., for the 1996-2016 
period) were adjusted to produce a narrowing of differences among 
generations. In particular, over the last 20 years of the projection period, 
young cohorts that currently have relatively low headship rates were 
allowed — as they aged — to catch up partially to the higher rates 
achieved by older generations. Under this assumption, a cohort with low 
headship rates at a given age — say 25-29 — would close the gap relative 
to previous generations over the last 20 years of the projection period as 
the cohort moved into the 45-49 age group. The high headship scenario 
assumes roughly double the catch-up of the low scenario, with the 
medium scenario about midway between the other two. 


Fixed tenure and dwelling occupancy patterns from the 1991 Census were 


used to assign projected households to individual tenure and dwelling-type 
combinations. 


As noted above, household-growth scenarios are defined by different 


combinations of interprovincial migration and headship-rate (household- 
growth) assumptions. The choice to focus on these two aspects of the 
projections was motivated by a desire to keep the number of scenarios 


manageable, as well as by the considerations outlined below. 


6. 1996 Census data were not available at the time of publication. 


7. The exceptions were Saskatchewan, Alberta, and British Columbia, where the base periods for low and high 


scenarios were reversed. 
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Interprovincial migration is the most volatile component of population 
growth. In recent decades, Ontario, British Columbia and Alberta have 
taken turns as the principal destination of those moving between 
provinces. The Western and Central scenarios illustrate the effects of 
divergent mobility patterns on household growth. 


The government’s 1995 and 1996 target ranges for immigration centred 
on an average of 205,000. Discussions with Citizenship and Immigration 
Canada indicated that a continuation of recent levels would be the most 
reasonable assumption for the foreseeable future.® Although 
immigration fluctuated considerably in the past decade, the average 
intake was around 200,000. 


The headship rates of young people fell between 1981 and 1991 (see 
Table 2.2). People under the age of 40 in 1991 had not attained the rate 
of household formation achieved by preceding generations.” Given the 
close relationship between housing constuction and household growth in 
recent decades, household-growth projections for 1991-1996 were 
calibrated to ensure consistency with estimated growth in the occupied 
housing stock and average housing starts levels for the period.!? The 
calibration suggested that the decline in headship rates continued into 
the first half of the 1990s: the net change in the number of households 
would have exceeded the number of dwelling starts by a considerable 
margin had headship rates not fallen between 1991 and 1996. Thus, a key 
question for the remainder of the projection period is the extent to which 
aging cohorts will continue to trail the rate of household formation 
established by previous generations. The low, medium, and high 
headship scenarios demonstrate the effects of different degrees of 
catching up to the rates of older generations. Since differences between 
generations have tended to shrink as cohorts age, the three scenarios are 
broadly consistent with historical developments. 


8. The recently released immigration plan for 1997 confirmed the direction established by the 1995 and 1996 plans. 


9. For example, the table shows that 25-29 year olds in 1981 had a headship rate of 45.6 percent, compared with a 
rate of 41.4 percent for the cohort aged 25-29 in 1991. 


10. The calibration assumed, in the absence of evidence to the contrary, that housing starts, growth in occupied 
housing stock, and household growth continued to move in parallel in the first half of the 1990s. 


The Long-Term Housing Outlook 


Summary 


20 - 24 24.6% 26.0% 21.9% 21.3% 
6 


Zz 
4 


53.3% 
55.1% 


53.9% 


52.1% | 52.9% 55.1% 56.3% 


Source: Census of Canada 


* Tenure and dwelling choice tendencies for each household-type and 
age-group combination were held constant at 1991 levels. This 
assumption ensured that projected changes in tenure and dwelling-type 
composition would reflect projected demographic changes — in the mix 
of age groups and household types — rather than projected shifts in the 
preferences of individual household groups. Results therefore provide a 
basis against which the effects of future changes in preferences might be 
evaluated. 


Household-growth projections were produced by a three-stage process: 


population projections developed in the first stage were transformed into 
household projections, which were then split by tenure and dwelling type. 
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Six alternative household-growth scenarios were developed for each provy- 
ince, each distinguished by a different combination of two interprovincial 
migration and three household-formation assumptions. Population projec- 
tions based on Western and Central interprovincial migration scenarios 
were combined with low, medium, and high household formation assump- 
tions. All other projection assumptions — such as those related to fertility, 
life expectancy, and immigration — are identical across the six scenarios. 
Projections for individual provinces were added to produce national totals. 


Results of the scenarios are described in the following chapters. Detailed 
output for all six scenarios is included in Appendices A and B. 
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Chapter 3: 
NATIONAL RESULTS 


This chapter describes results for Canada obtained by adding up individual 
provincial projections. The Central Low (CL) and Western High (WH) 
scenarios represent low and high scenarios respectively for Canada.! The 
following discussion illustrates mid-range results using the Western Me- 
dium (WM) scenario. Where results for a single scenario are presented, the 
Western Medium is the source. Appendix A presents detailed national 
results for all scenarios. 


Projected Household ¢ Annual household growth between 1991 and 1996 is estimated to have 
Growth averaged about 147,000, a level consistent with the recent pace of 
residential construction. 


¢ In later years, household growth in all three scenarios eventually 
declines, but the extent and timing of the decline differ from case to 
case. 


« Under the low scenario, average annual household growth will 
decline gradually throughout the projection period, reaching 
134,000 in the 2011-2016 period, a number that nonetheless 
exceeds the depressed volume of housing starts in 1995 by a 
healthy margin.” 


« In contrast, the medium and high scenarios show household 
growth rising in 1996-2001, to 161,000 and 176,000 respectively, 
before dropping in later years. 


» The range projected for household growth in the 1996-2001 period 
is broad: 141,000 to 176,000. 


¢ The medium and high scenarios demonstrate that the low level of 
household growth in the first half of the 1990s is not necessarily the 
beginning of an inevitable, uninterrupted long-run slide brought on 


i. Although the choice of interprovincial migration scenario makes little difference to projection results for 
Canada as a whole, growth under the Central Low scenario is nonetheless slightly lower than under the Western 
Low, while the Western High scenario is slightly higher than the Central High. 


2. In 1995, housing starts fell to 111,000, down from a peak of nearly 246,000 in 1987. For a description of the 


relationship between household growth and housing starts, please see Chapter 5. 
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by demographic changes. In fact, if the headship rates of young 
cohorts catch up only partially to the levels attained by preceding 
generations, but to the extent assumed under the medium and high 
scenarios as opposed to the low, the 1991-1996 period would 
represent a trough in household growth, followed by recovery to a 
higher, but still declining, long-run path. 


Projected Household Growth, Canada, 1991-2016 


Average Annual Household Growth (thousands) 
240 


220 


200 


180 


160 


1971-1976 1981-1986 1991-1996 2001-2006 2011-2016 
1976-1981 1986-1991 1996-2001 2006-2011 


Period 
Source: CMHC (projections), Census of Canada (historical estimates) 


Table 3.1 - Average Annual Household Growth, Canada 


2011-16 


147,300 140,800 141,700 139,200 134,300 


147,300 160,800 157,800 154,600 148,800 
147,300 175,500 168,500 163,700 157,200 


Source: CMHC projections 


« Although projections highlight the potential for a rebound in 
household growth in coming years, they also suggest that a 
sustained return to the high growth of the 1970s, or even the late 
1980s, is unlikely. In the 1970s, the first of the baby boomers, the 


Recall that a cohort is simply a group of people born during a given period — a generation in other words. It is 
not an age group; instead, cohorts pass through successive age groups as they age. Under the assumption of 
narrowing differences between generations, a cohort with low headship rates at a given age — say 25-29 — would 
close the gap relative to previous generations over the last 20 years of the projection period as it moved into the 
45-49 age group. 
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large generation born in the period following World War II up 
through the mid-1960s, began leaving home and forming 
households in large numbers. In 1996, by contrast, the baby 
boomers ranged in age from about 30 to 50. By 2016, the oldest 
baby boomers will be senior citizens (65 and over). In short, the 
majority of baby boomers either already have or shortly will have 
formed independent households. 


Population Growth, Canada, 1991-2016 
Western Medium Scenario 


Average Annual Population Growth 
1.3% 


1.2% 


1.1% 


1% 
0.9% 
0.8% 


0.7% 
1991-1996 1996-2001 2001-2006 2006-2011 2011-2016 
Period 
Source: Statistics Canada, Population Estimates and Projections 


« The major factor underlying the persistent downward trend in 
household growth in the long run is declining population growth, 
largely the product of an aging population. The proportion of the 
population aged 45 and over will increase throughout the 
projection period. As a result, deaths will rise steadily from year 
to year. The average annual rate of population growth will drop 
from around 1.3 percent in the 1991-1996 period to 0.8 percent in 
the 2011-2016 period. These growth rates translate into a popu- 
lation gain of over 800,000 between 1991 and 1996, compared with 
a much smaller increase of under 400,000 between 2011 and 2016. 
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Table 3.2 - Population Distribution by Age, Canada, 1991-2016 
(Scenario WM) 


AgeGroup| 1991 | 1996 | 2001 
0-14 20.7% 20.0% 19.0% 17.8% 16.9% 16.4% 


45-54 10.7% 12.8% 14.4% 15.4% 15.7% 14.5% 


- 2016 


eer 
55-64 8.6% 8.5% 9.3% 11.2% 12.7% 13.7% 


—— 


65-74 6.8% 7.0% 6.9% 6.9% 7.7% 9.4% 


Use 4.6% 5.1% 5.8% 6.3% 6.6% 6.9% 


Source: Statistics Canada/CMHC projections 


While long-run analyses of the housing market tend to focus on the rate of 
household growth, shifts in household characteristics will also have impor- 
tant effects. The subsections below contain discussions of a number of these 
characteristics, namely average household size, household types, age of 
head, and tenure and dwelling type choices. 


Household 
Characteristics 


Household Size 


° Between 1961 and 1991, household growth consistently outpaced 
population growth. As a result, the average size of Canadian 
households dropped from 4 to 2.7 persons.* Household size will 
continue to shrink, but not as rapidly as in the past. By 2016, average 
household size will range from 2.5 under the Western High scenario 
to 2.6 under the Central Low. 


4. Household size is estimated by dividing total population by the number of private households. The method 
slightly overestimates household size since those in collective dwellings (institutions, rooming houses, jails, etc.) 
are included in the total population. 
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Average Household Size, Canada, 1961-2016 
Western Medium Scenario 


Persons/Household 
4.5 


4 +28< 


1961 1966 1971 1976 1981 1986 1991 1996 2001 2006 2011 2016 


Year 
Source: Census of Canada (1961-1986), CMHC projections (1991-2016) 


Household Types 


Continuing an established trend, the number of non-family 
households will grow more rapidly than the number of family 
households.” From 1991 to 2016, the number of non-family 
households will increase by 69 percent, family households by 25 
percent, and all households by 37 percent. In 1971, 18 percent of all 
households were non-family households, a proportion that had 
jumped to 28 percent in 1991 and is projected to reach 34 percent by 
2016. Non-family households will account for an increasing proportion 
of total household growth throughout the projection period. 


Table 3.3 - Non-Family Households, Canada, 1991-2016 


(Scenario WM) 
ae As percent of all households 
1991 1996 2001 2006 2011 2016 
32.9% 34.2% 


31.6% 


27.8% 28.8% 30.2% 


As percent of household growth 
1991-1996 1996-2001 2001-2006 2006-20II 2011-2016 


42.6% 49.6% Sia 54.5% 58.1% | 


Source: CMHC projections 


5. Total households are the sum of family and non-family households. Statistics Canada defines a family household 
as any household that contains at least one census family. In turn, a census family consists of a couple (married 
or common-law) with or without never-married children, or a lone parent with one or more never-married 
children. A non-family household is any household that does not contain a census family. The great majority of 
non-family households are one-person households (82.5 percent according to the 1991 Census). 
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* Growth of the different types of family and non-family households 
will deviate considerably from the overall patterns for family and 
non-family households. One-person households and households 
containing childless couples will grow the fastest, increasing by 75 and 
59 percent respectively between 1991 and 2016. Given the aging of 
the population, many childless couples will be “empty nesters” — people 
whose children have moved out. Aging will also contribute to the 
growth in one-person households through the death of spouses and 
the eventual departure from home of the children of lone parents, 
with the latter effectively moderating the growth of lone-parent 
households. In contrast, as the baby boomers age, the number of 


Table 3.4 - Household Types in Detail, 1991-2016 


‘(Western Medium Scenario - WM) 
 . _Non-Family 

_ Households 

Other 


Family Households _ 


Childless Multi- 


Couples Lone One- 
Couples with Family Person Non-Family 
Children Households | Households 


2016 


-16.0 


Percent of All Households 


Source: CMHC projections 
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households containing couples with children will actually decline 
following the turn of the century. In 1991, more than one in three 
households were couples with children, a share that will drop to just 
over one in four by 2016.° 


Age of Household Head 


* In general, there will be progressively fewer households headed by 


young people and progressively more headed by older people. Aging 
of the baby-boom population, combined with the difficult labour 
market facing young Canadians, will dampen household growth 
among those under the age of 45. The number of households 
maintained by this group will decline steadily until the last few years 
of the projection period. In 1991, just over half of all households were 
headed by the under-45 group, a proportion that will shrink to about 
one third by 2016, when the youngest baby boomers will be around 50 
years old. The number of households led by seniors will nearly double 
between 1991 and 2016, increasing as a proportion of all households 
from 19 to 26 percent. Growth in senior households will accelerate 
after 2011 with the arrival of the first baby boomers at age 65. 


Household Growth by Age Group 
Canada, 1991-2016, Western Medium Scenario 


Average Annual Household Growth (thousands) 
250 


®W <45 
200 


45+ 


1991-96 1996-01 2001-06 2006-11 2011-16 
Period 


Source: CMHC projections 


6. According to census data, half of all households in 1971 were couples with children. 
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¢ Aging of the baby-boom population will inevitably dominate the 
pattern of household growth by age group.’ With the arrival of the 
front edge of the baby-boom generation, the populations of the 
affected age groups swell. As the last boomers depart, age-group 
populations shrink. Accordingly, average annual household growth by 
age group will peak at age 45-54 in 1991-2001, age 55-64 in 2001-2011, 
and age 65-74 in 2011-2016 — the ages reached by the leading edge 
of the baby-boom population during each period. 


= Since the baby boomers were born over a span of two decades and 
the peak of the boom occurred toward the end of that period (in 
1959), it takes about 20 years for all baby boomers to pass through 
any given age, and each group of new arrivals tends to be larger 
than the last. The effect on household growth is readily apparent; 
for example, between 1991 and 1996, the baby boomers first 
penetrated the 45-49 age group, an event that, according to 
CMHC’s projections, will be followed by nearly 20 years of growth 
in the number of households headed by this eroup.> 


Households Headed by 45-49 Age Group 
Western Medium Scenario, Canada, 1991-2016 


Households (millions) 


1991 1996 2001 2006 2011 2016 
Year 


Source: CMHC projections 


When applied to households, age refers to the age of the household head. 


Even before the postwar baby boom, births were rising during World War II. Asa result, age-group populations 
actually start to grow with the arrival of the generation born during the war, that is, five years before the first 
baby boomers turn up. 
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¢ Growth in the number of households headed by particular age groups 
should not be equated with creation of new households. For the most 
part, as noted above, the pattern of growth by age simply reflects 
replacement of one generation by another relatively smaller or larger 
group. Although households form and dissolve on a continual basis, 
many households survive, moving over time from one age group to 
another. Consequently, the strong household growth among those 45 
and over does not mean that all of these households will require new 
housing, since many of these households will have been in existence 
for some time and will therefore already be housed. The growth does, 
however, represent an opportunity to develop housing suited to the 
changing needs of the 45-and-over population. In contrast, the 
projected decline in the number of households headed by those under 
45 does not indicate that this group will not require any housing at all, 
but rather that the generations entering the housing market and 
occupying this age group in the future will be smaller than the 
baby-boom group. 


Tenure and Dwelling Choices 


¢ The ownership rate for all households is projected to rise from 62.5 
percent in 1991 to 63.8 percent in 2001, before leveling off and then 
dropping slightly between 2011 and 2016. Two factors are at work: the 
aging of the population and the shift in household composition toward 
non-family households. Since the probability of ownership rises with 
the age of the household head — at least until around age 65 — aging 
of the population by itself would be expected to increase ownership 
rates; however, the positive influence of aging will eventually be offset 
by strong growth in non-family households, non-family households 
being more likely to rent than family households. In addition, because 
the probability of ownership increases with age at a diminishing rate, 
the positive effects of aging on ownership become less significant the 
older the population. The previously noted increase in the fraction of 
households headed by seniors (age 65+ ) would reinforce the negative 
effect on ownership of increased non-family household formation. 


* Owner households will account for a steadily decreasing proportion 
of household growth, again a reflection of the build-up in non-family 
households and the effects of aging. The fact that owner households 
account for a high percentage of household growth in the 1991-96 

- period (77 percent — see Table 3.5) is due in part to low projected 
household formation among the young, who are more likely to rent 
than own. 
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Table 3.5 - Owner Households, Canada, 1991-2016 
(Scenario WM) 


As percent of all househo 
1991 1996 2001 2006 2011 2016 


62.5% 63.5% 63.8% 63.8% 63.8% 63.7% 
___Aspercent of household growth 
1991-1996 1996-2001 2001-2006 2006-2011 2011-2016 


771% 67.2% 65.1% 63.5% 62.2% 


Source: CMHC projections 


e Tenure and housing type are highly correlated: the majority of 
ownership units are single detached, while the majority of rental units 
are apartments. Consequently, projected dwelling type choices tend 
to parallel the tenure results described above. The proportion of all 
households living in single-detached dwellings will rise between 1991 
and 2001, level off between 2001 and 2006, and drop thereafter. 
Single-detached dwellings will account for a steadily decreasing 
fraction of household growth. Apartments will experience the reverse 
of the pattern for single-detached houses, falling and then rising as a 
proportion of all households and accounting for an increasing 
proportion of household growth. 


Table 3.6 - Dwelling Types, Canada, 1991-2016 


(Western Medium Scenario - WM) 


Dwelling Type | 1991 


56.7% 372220 57.3% 57.2% 57.0% 56.8% 


Single-Detached 

Apartment 28.0% 27.8% 27.9% 28.2% 

Other Multiple 13.6% 13.2% 13.1% 13.0% 

Moveable 1.8% 1.8% 1.8% 1.8% 1.8% 1.8% 
Ee Ee serene cece anne Lae ee 

Single-Detached 55.7% 53.9% 52.4% 

Apartment 23.2% 29.2% 30.4% 32.1% 34.6% 


9.8% 1.1% 11.8% 10.9% 


11.9% 


1.8% 2.1% 


2.1% 


Source: CMHC projections 
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* Recall that tenure and dwelling-type choices were projected using 
static occupancy patterns derived from the 1991 Census. Results 
described above therefore consider only the effects of projected 
demographic changes, that is, changes in the number and composition 

_ of households; they do not illustrate the effects of shifts in the 
tendencies of particular groups. For example, the dampening 
effect — described above — of increasing non-family household 
formation on the total ownership rate for all households would be 
mitigated if the ownership rates of non-family households rose in the 
future. 


Although projections point to a tendency for household growth to 
decline in the long run, they also suggest that low growth in 1991-1996 
could be followed by recovery to higher levels in 1996-2001, with a 
gradual decline thereafter. 


Summary 


The average size of households will continue to shrink, but more 
slowly than in the past. 


Non-family households will grow more rapidly than family 
households. The composition of households will therefore continue 
to shift in the direction of non-traditional types. The fastest-growing 
types will be one-person households and childless couples (including 
“empty nesters”). In contrast, the number of households containing 
couples with children will scarcely increase at all. 


As a result of the aging of the baby-boom generation and the difficult 
labour market facing young Canadians, the number of households 
headed by those under the age of 45 will decline. In contrast, 
households headed by those 45 and over will show steady growth as 
the baby boomers age. In the 2011-2016 period, the oldest baby 
boomers will become senior citizens. 


¢ The ownership rate for all households will rise between 1991 and 2001, 
hold steady for the next 10 years, and drop slightly between 2011 and 
2016. The proportion of households occupying single-detached 
houses will parallel the movement in the ownership rate, while the 
share accounted for by apartments will move in the opposite 
direction. 
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Chapter 4: 


PROVINCIAL RESULTS 


Two Interprovincial 


Migration Scenarios 


This chapter presents a description of provincial household-growth scenar- 
ios. At the provincial level, interprovincial migration patterns play an 
important role in household growth. Movement of people from one prov- 
ince to another has been and will continue to be a significant factor in 
population growth and household formation. Much of the population 
movement can be attributed to uneven job-market conditions from prov- 
ince to province. Provinces with relatively good job-creation prospects 
typically attract people from less fortunate provinces. 


Historical flows between provinces have swung from the western provinces 
to the central provinces and back. For example, a period of westward 
migration in the late 1970s and early 1980s gave way to heavier migration 
toward the central provinces in the mid 1980s. The pattern reverted to a 
western flow in the late 1980s, but there are signs that the balance may again 
be shifting in favour of the central provinces. 


Because of the high degree of uncertainty surrounding the future direction 
of interprovincial migration, two interprovincial scenarios — the Central 
and the Western — were developed for each province. The pattern of 
population movement under each is based on average historical tendencies 
during periods when migration flows favoured either the central or western 
provinces. Table 4.1 shows average annual net interprovincial migration 


flows by period and province under both scenarios.! 


¢ The Central scenario reflects the hypothesis that employment prospects 
will improve substantially in Ontario and Quebec, with the result that 
interprovincial migration flows will switch in favour of the central 
provinces. 


1. Table C.2 in Appendix C summarizes the total net migration flows for each province under the two 
interprovincial migration scenarios. Net migration includes both the net interprovincial migration displayed in 
Table 4.1 and net international migration, which incorporates immigration, emigration, returning Canadians, 
and non-permanent residents. See Appendix C for more information on these components of international 


migration. 
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Effect of Interprovincial 
Migration on 
Household Growth 


¢ The Western scenario reflects the hypothesis that the current pattern of 
relative labour market conditions will persist, and will sustain 
interprovincial migration patterns in favour of the western provinces. 


¢ Projected net interprovincial migration under the Western scenario 
favours Alberta, British Columbia, the Yukon, and the Northwest 
Territories. The Atlantic provinces also benefit under this scenario since 
the pull of the western provinces is less important than the pull from the 
less-distant central provinces. The Central scenario favours Quebec, 
Ontario, Manitoba and Saskatchewan.” 


In Alberta, where large migration shifts have occurred in the past, the effect 
of substituting one interprovincial migration scenario for another is dra- 
matic. The average annual difference of 15,000 to 21,000 interprovincial 
migrants under the Western and Central scenarios translates into an annual 
difference of 5,000 to 9,000 in household growth. This variation is enough 
to produce divergent scenarios for Alberta, with household formation 
increasing in scenarios based on the Western migration pattern and de- 
creasing in those based on the Central pattern. 


In other provinces, interprovincial migration patterns have important 
effects on household-growth levels but tend not to affect the direction of 
growth in the long run. In the short run, however, differences in direction 
are evident in many instances. Often, these differences take the form of a 
short-run rebound in growth under one interprovincial scenario and a 
steady decline under the other. 


2. See Appendix C fora more complete discussion of the Western and Central interprovincial migration scenarios. 
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Table 4.1 Projected Average Annual Net Interprovincial Migration (’000) 
by Province (Western and Central Scenarios) 


Province | Scenario | 1996-01 | 2001-06  2006-II 2011-16 

Nfld. Western -1.8 -1.8 -1.5 
Central -5.5 -5.2 -4.7 

Western 0.6 ; ; 0.3 

Central =0.2 -0.4 

N.S. Western -0.5 
Central -2.9 

N.B. Western 0.7 
Central -2.5 

Western -16.1 

Central Fl 

Western -0.9 

Central 26.3 

Man. Western -5.7 
Central -2.6 

Sask. Western -8.6 
Central -2.3 

Alta. Western 8.3 12.8 
Central -6.9 -8.0 

BiG Western 34.3 19.3 
Central V8 : : 4.9 

Yuk. Western 0.5 ) é 0.2 
Central -0.2 -0.2 -0.2 -0.2 

N.W.T. Western 0.2 Os 0.1 0.0 
Central -0.4 -0.3 =0.3 -0.3 


Source: CMHC, Statistics Canada 


ape et gg ar eres ; Because immigrants tend to concentrate in specific areas, the effects of 

Effect of Immigration ey te 

on Household Growth  ‘™migration on household growth are very unevenly spread across the 
country. Of particular note, the four largest provinces — Quebec, Ontario, 
Alberta, and British Columbia — typically receive around 95 percent of all 
immigrants to Canada, a proportion that is assumed to persist in the future. 
Even among these four provinces, only Ontario and British Columbia 
attract higher shares of total immigration than their respective shares of 


the Canadian population. 
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Provincial household growth is influenced by a number of factors specific 
to each province, most notably interprovincial migration, but also interna- 
tional migration, the age structure of the population, and trends in headship 
rates. As a result, the trajectory of household growth in each of the 
provincial scenarios does not necessarily follow the national pattern. 


In many other respects, however, provincial results do parallel previously 
discussed findings for Canada as a whole. One reason for the similarities 
among provinces is that the baby boom occurred in all regions of Canada. 
Findings described below follow the broad national pattern and are true of 
every province. See Chapter 3 for a more detailed discussion of some of the 
factors underlying these results. 


¢ Average household size will decline, but the rate of decline will vary 
significantly from province to province. 


* The number of non-family households will grow more rapidly than the 
number of family households, with the result that family households will 
decline as a proportion of all households. The balance of family and 
non-family growth varies a good deal from province to province and from 
scenario to scenario. 


° As a result of the aging of the baby-boom generation, the proportion of 
all households headed by those under the age of 45 will decline 
throughout the projection period. After 2011, even the youngest baby 
boomers will be older than 45. 


* Owner households will initially increase as a proportion of all house- 
holds. Subsequently, increases in ownership rates moderate, but the 
pattern varies from province to province. In some, ownership rates 
continue to rise, often at a diminishing pace, throughout the projection 
period. In others, rates level off or even decline. Results reflect the 
interaction of two factors: the aging of the population and the increasing 
proportion of non-family households. 


¢ Since tenure and dwelling choices were projected using fixed occupancy 
patterns from the 1991 Census, projected housing choices are driven by 
demographic factors alone, that is, by projected changes in the number 
and composition of households. Results therefore do not consider the 
effects of shifts in the tendencies or preferences of any particular group. 
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The foilowing sections describe results for individual provinces. To facilitate 
comparisons among provinces, each section begins with a table of common 
indicators derived from the Western Medium scenario, which provides an 
overview of the general trends described above. These statistics describe 
projected changes in the age structure of the population, household com- 
position, and tenure choices. The equivalent table for Canada is provided 
below as a benchmark. 


| Table 4.2 - Comparative Statistics for Canada 


Western Medium Scenario 


Average number in household 213 
Population under 25 (as % of total) 35.0% 


Population 65 and over (as % of total) 


Households with head under 45 


Non-family households (as % of total) 27.8% 


Owner households (as % of total) 


i991 | 1996 | 2001 | 2006 | 20il 20K 
P77) 2.67 2.62 2.58 2.54 

33.5% 32.3% 31.0% 29.8% 28.6% 

12.2% 12.7% 13.2% 14.3% 16.3% 

47.1% 43.2% 39.0% 35.8% 34.5% 

28.8% 30.2% 34.2% 


No single scenario represents a high or low in all provinces; for example, 
the highest growth in Ontario and British Columbia occurs under the 
Central High and Western High scenarios respectively.> Charts depict low, 
medium, and high results for each province. As in Chapter 3, the discussion 
illustrates mid-range results using the Western Medium scenario. It should 
be noted, however, that this scenario tends to be closer to either the low or 
high end of the projection range than to the middle. Where it falls in the 
projection range depends on the relative strengths of the Western and 
Central interprovincial migration patterns in each province. 


3. Foran overview of the six household-growth scenarios, see Table 2.1 in Chapter 2. 
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Newfoundland 


Table 4.3 - Comparative Statistics for Newfoundland 


| 1991 | i996 oor | Bou | 20 
a en ee 

Households with head under 45 51.0% 
Non-family households (as % of total) 


Five-year average annual net household formation 
1971 to 2016, Western Medium scenario 


Thousands cf howsehole * Persistent outmigration will dampen household 
growth. Because of heavier population losses, 
household growth is much weaker in scenarios based 
on the Central migration pattern than in scenarios 

based on the Western migration pattern, eventually 
Pr Te7681 198691 1906-01 2006-1 becoming negative. 


Source; CMHC, Census of Canada 


Western Medium Scenario 


Average number in household 


Population under 25 (as % of total) 


Population 65 and over (as % of total) 


5 
4 
3 
ye 
1 
0 
-1 
-2 
1 


Nerievaancid Gimeionba wee * By 2016, Newfoundland will have the lowest 


Teens faa Mei ie concentration of young people in Canada and the 
second-highest concentration of seniors. The 
i rr proportion of seniors will nearly double. 
> 
-0.5 


Average household size will decrease considerably and 


1991-96 1996-01 2001-06 2006-11 2011-16 


5 ° * 
will no longer be the largest among the 10 provinces. 
Source; CMHC 
¢ Initially close to the national average, the proportion 
Net household formation by age of head 4 
reumande of 71-2018: Western Medium scenario of households headed by those under the age of 45 will 


become the lowest in the country. 


Although the number of non-family households will 
grow more quickly than the number of family 


households, Newfoundland will continue to have the 
lowest proportion of non-family households in 


Source: CMHC 


1991-96 1996-01 2001-06 2006-11 2011-16 


Canada. 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


Ownership rates will rise and remain the highest in the 


country. 
APT hr eon oy ear * Note that this comparison — and all others made “among 
eons bee the 10 provinces” — does not include the territories. 


Source: CMHC 
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Prince Edward Island 


Five-year average annual net household formation 
1971 to 2016, Westem Medium scenario 
Thousands of households 
1.2 
1 


08 


0.6 


0.4 


0.2 
1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


Net household formation by type 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


& Family GB Non-Family 


Source: CMHC 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


BB 15-44 G 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


1 
08 
0.6 
0.4 
0.2 


1991-96 1996-01 2001-06 2006-11 2011-16 


@® Owners G Renters 


Source: CMHC 
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Table 4.4 - Comparative Statistics for Prince Edward Island 


2006 


257 2.50 


33.6% 31.8% 30.0% 28.3% 


423 14.5% 16.9% 


35.9% 33.8% 
oe 


30.4% 


¢ Positive net interprovincial migration will boost 
household growth in scenarios based on the Western 
interprovincial migration pattern. 


* Outmigration will reduce household growth under 
scenarios based on the Central pattern. 


e As with the other Atlantic provinces, average 
household size will shrink substantially. 


* Despite strong growth in non-family households, the 
proportion of non-family households will continue to 
be the third lowest among the 10 provinces. 


¢ Ownership rates will rise and remain the third highest 
in Canada. 
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Nova Scotia 


Western Medium Scenario  t99t | 1996 2001 «== 2006 _~S 
2.35 
Population under 25 (as % of total) 


Population 65 and over (as % of total) 


Households with head under 45 


Non-family households (as % of total) 25.5% 26.7% 2176 29.2% 30.6% 32.1% 
72.7% 73.0% 


Owner households (as % of total) 


30 


Average number in household 


Table 4.5 - Comparative Statistics for Nova Scotia 


2.78 
35.4% 
12.4% 


Five-year average annual net household formation 


1971 to 2016, Western Medium scenario 
Thousands of households 


971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


49.0% 


70.6% 71.5% 72.2% 


Net household formation by type 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


@ Family B Non-Family 


Source: CMHC 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 


8 


1991-96 1996-01 2001-06 2006-11 2011-16 


15-44 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


—B Owners @ Renters 


Source: CMHC 


31.1% 29.5% 27.8% 26.2% 
13.4% 14.1% 15.6% 18.3% 


37.3% 33.4% 31.1% 


73.3% 


¢ Population will be lost to other provinces according to 


both the Central and Western interprovincial 
migration scenarios. 


Population gains through international migration will 
more than compensate for the population lost to other 
provinces under the Western interprovincial scenario; 
however, net migration in the Central scenario will still 
be negative, although close to zero.* 


In 2016, Nova Scotia will have the fourth highest 
concentration of seniors in Canada, moving up from 
fifth in 1991. 


Initially slightly larger than average, household size 
will shrink significantly to become the third smallest in 
Canada. 


The proportion of households with heads under the 
age of 45 will remain the second lowest in Canada (tied 
with New Brunswick). 


Among Atlantic provinces, Nova Scotia will continue 
to have the highest concentration of non-family 
households and the lowest ownership rates. 


Net migration is the net population gain or loss to a province 
when all forms of migration — interprovincial and 
international — are taken into account. 
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New Brunswick 


Average number in household 


Table 4.6 - Comparative Statistics for New Brunswick 


Western Medium Scenario 


Population under 25 (as % of total) 


Population 65 and over (as % of total) 


Households with head under 45 


Non-family households (as % of total) 


Owner households (as % of total) 


Five-year average annual net household formation 
1971 to 2016, Westem Medium scenario 


Thousands of households 


A 
6 
tS) 
4 
3 
2 
1 
0 
1 


1976-81 1986-91 1996-01 2006-11 


Source: CMHC, Census of Canada 


Net household formation by type 
1991-2016, Western Medium scenario 


Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


@ Family B Non-Family 


Source: CMHC. 


Net household formation by age of head 
1991-2016, Western Medium scenario 


Thousands of households 


———— 
1991-96 1996-01 2001-06 2006-11 2011-16 


B 15-44 @ 45+ 


Source: CMHC 


Net household formation by tenure 
1991-2016, Western Medium scenario 


Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


BB Owners @ Renters | 


Source; CMHC 
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* New Brunswick will enjoy small population gains 
under the Western interprovincial migration scenario 
and suffer relatively heavy losses by historical 
standards under the Central scenario. 


¢ Although only slightly higher than average in 1991, the 
proportion of seniors will be the third highest in 
Canada by 2016. 


¢ The proportion of households with heads under the 
age of 45, initially close to the national average, will 
eventually become the second lowest in Canada (tied 
with Nova Scotia). 


* Among the 10 provinces, New Brunswick will continue 
to have the second-lowest proportion of non-family 
households. 


* Ownership rates will increase and remain the second 
highest in the country. 
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Quebec 


Table 4.7 - Comparative Statistics for Quebec 


Western Medium Scenario 


Population under 25 (as % of total) 


Households with head under 45 51.5% 


Non-family househoids (as % of total) 29.2% 30.9% 33.1% 35.1% 
55.4% 56.1% 55.8% 55.5% 


Owner households (as % of total) 


Five-year average annual net household formation 


1971 to 2016, Western Medium scenario 
Thousands of households 


60 


50 


40 


30 
20 
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1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


Net household formation by type 


1991-2016, Western Medium scenario 
Thousands of households 


@ Family B Non-Famity 


Source: CMHC 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


® 15-44 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


® Owners @ Renters 


Source: CMHC 


33.5% 26.9% 
Population 65 and over (as % of total) 11.0% 18.0% 
33.5% 


Average number in household 2.62 


(a se 


¢ As it has in the past, Quebec will consistently lose 
population to other provinces. 


* Population gained through international migration 
will more than compensate for losses through 
interprovincial migration. The net gain is twice as large 
under the Central scenario as under the Western 
scenario. 


¢ Average household size will remain the smallest in 
Canada. 


¢ The strong growth of non-family households in recent 
decades will persist to the point where Quebec will 
have the highest proportion of non-family households 
in the country. 


¢ Already the lowest among the 10 provinces, ownership 
rates will rise initially but drop overall. Since 
non-family households tend to rent, the high 
proportion of non-family households will play a role 
in dampening ownership rates. 
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Ontario 


Table 4.8 - Comparative Statistics for Ontario 

Western Medium Scenario 1996 2001 2006 2011 2016 
Average number in household 2.78 2.82 2.80 244 2.74 2.71 
Population under 25 (as % of total) 34.7% 33.2% 32.3% 31.4% 30.3% 29.2% 
Population 65 and over (as % of total) 11.5% 12.3% 12.7% 13.1% 14.0% 15.7% 
Households with head under 45 46.1% 42.8% 39.0% 36.0% 34.9% 
Non-family households (as % of total) 26.7% 27.2% 28.4% 29.5% 30.7% 31.9% 
Owner households (as % of total) 63.4% 64.7% 65.1% 65.2% 65.1% 65.0% 

Five-year average annual net household formation 

1971 to 2016, Westem Medium scenario 
Thousands of households ° . ° . . . 
90 * Ontario will benefit from strong in-migration under 
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1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 


Source: CMHC, Census of Canada 


Net household formation by type 
1991-2016, Western Medium scenario 


Thousands of households 


Family @ Non-Family 


Source: CMHC 


Net household formation by age of 


head 


1991-2016, Western Medium scenario 


Thousands of househokis 


1991-96 1996-01 2001-06 2006-11 2011-16 


15-44 B 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


3 Owners @ Renters 


Source: CMHC 


the Central interprovincial migration scenario and 
suffer small population losses to other provinces under 
the Western scenario. 


* Since half of all immigrants to Canada come to 


Ontario, the overall contribution of migration to 
household growth is strongly positive, irrespective of 
interprovincial migration patterns. Net migration 
increases through much of the projection period under 
both migration scenarios.* 


* Ontario is the only province in which net household 


formation is projected to rise in all scenarios. Increases 
partly reflect recovery from the deep trough in 
1991-1996, as well as the projected improvements in 
net migration described above. 


¢ Moving from just above average in 1991, household 


size will shrink only marginally, becoming the largest 
among the 10 provinces. 


* Ownership rates will rise and then plateau but will 


remain below rates in all other provinces except 
Quebec. 


* Again, net migration describes the net population gain or 


loss from all forms of migration — interprovincial and 
international. 
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Manitoba 


Table 4.9 - sshd Statistics for tas ty 


Western Medium Scenario | 


Average number in household 2.70 


Population under 25 (as % of total) 


36.6% 35.5% 34.1% 33.0% 31.7% 30.4% 


Population 65 and over (as % of total) 13.3% 13.6% 13.9% 14.2% 15.1% 17.0% 


Households with head under 45 


49.1% 45.9% 42. Src 38.1% 35.2% 34.1% 


Non-family households (as % of total) 30.2% 30.5% ei 1.8% 32.9% 34.1% 
Owner households (as % of total) 66.7% 67.6% 67.8% 67.9% 67.9% 


Five-year average annual net household formation 


1971 to 2016, Western Medium scenario 
Thousands of households 


9 
8 
7 
6 
ish 
4 
3 
2 
1 
1 


971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


Net household formation by type 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


Family G Non-Family 


Source; CMHC 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


@ 15-44 © 45+ 


Source; CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


® Owners G Renters 


Source: CMHC 
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Migration to other provinces will reduce household 
growth. Outflows are much heavier under the Western 
interprovincial scenario than under the Central 
scenario. 


Population gains through international migration will 
just offset population lost to other provinces under 
the Central interprovincial scenario; however, net 
migration in the Western scenario will still be 
negative. * 


Although the proportion of seniors in the population 
will increase, it will no longer be the second highest in 
the country, dropping several places in the ranking. 


The proportion of non-family households, which was 
second highest in Canada in 1991, will move closer to, 
but remain above, the national average. 


Ownership rates will stay higher than in the four largest 
provinces and lower than in the remaining provinces. 


As noted previously, net migration is the net population gain 
or loss to a province when all forms of migration — 
interprovincial and international — are taken into account. 
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Saskatchewan 


Table 4.10 - Comp 
Western Medium Scenario 1991 
Average number in household ae 


38.0% 


14.0% 
Households with head under 45 48.2% 


Non-family households (as % of total) 29.5% 
Owner households (as % of total) 70.7% 


Five-year average annual net household formation 


1971 to 2016, Westem Medium scenario 
Thousands of households 


Population under 25 (as % of total) 


Population 65 and over (as % of total) 


971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


Net household formation by type 
1991-2016, Western Medium scenario 
Thousands of households 
Ps) 
2 
iS: 
4 
05 
0 
5 
1 
-1.5 
1991-96 1996-01 2001-06 2006-11 2011-16 


@ Non-Family B Family 


Source: CMHC 


-0. 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


@ 15-44 @ 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


25 


1991-96 1996-01 2001-06 2006-11 2011-16 


@ Owners @ Renters 


Source: CMHC 


arative Statistics for Saskatchewan 


15.9% 
35.8% 


¢ Persistent outmigration will dampen household 
growth, especially in scenarios based on the Western 
migration pattern, which show growth becoming 
negative in the 2011-16 period. 


Net household formation will initially be higher than 
it was in 1986-1991, a period when population 
declined. After 1996, however, Saskatchewan’s 
population will shrink steadily under the Western inter- 
provincial migration scenario. In contrast, modest 
population growth will occur according to the Central 
scenario. 


The proportion of seniors in the population will rise 
and remain the highest in Canada. 


Average household size will drop sufficiently to 
become the second smallest in the country. 


As happened in the 1986-1991 period, the total number 
of family households will decrease in scenarios based 
on the Western migration pattern. Saskatchewan will 
continue to have a high proportion of non-family 
households. 


Ownership rates will rise but will continue to trail rates 
in the Atlantic provinces. 
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Alberta 


Average number in household 


Population under 25 (as % of total) 
Population 65 and over (as % of total) 


Households with head under 45 
Non-family households (as, % of total) 


Owner households (as % of total) 


Five-year average annual net household formation 


1971 to 2016, Western Medium scenario 
Thousands of households 


5 
1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 
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Net household formation by type 


1991-2016, Western Medium scenario 
Thousands of households 


25 


1991-96 1996-01 2001-06 2006-11 2011-16 


B® Family G@ Non-Family 


Source: CMHC 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


15-44 © 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


1991-96 1996-01 2001-06 2006-11 2011-16 


BB Owners Gi Renters 


Source: CMHC 


Interprovincial migration follows very different paths 
in the two migration scenarios — negative in the 
Central and strongly positive in the Western. 


International migration will more than compensate for 
population losses to other provinces projected under 
the Central migration pattern. 


Alberta’s population is younger than populations in 
most other parts of the country. In 2016, Alberta will 
have the highest concentration of young people and 
the lowest concentration of seniors among the 10 
provinces.* 


The proportion of households headed by those under 
the age of 45 will maintain the top rank among the 10 
provinces. 


Average household size will continue to be slightly 
above the national average. 


Ownership rates will rise steadily but will remain the 
lowest in the Prairie provinces. 


Again, note that this comparison and others made among 
the 10 provinces do not include the territories. 
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British Columbia 


Table 4.12 - Comparative Statistics for British Columbia 


Western Medium Scenario | 


Average number in household 


Population under 25 (as % of total) 


Population 65 and over (as % of total) 


Households with head under 45 


Non-family households (as % of total) 


Owner households (as % of total) 


Five-year average annual net household formation 


1971 to 2016, Westem Medium scenario 
Thousands of households 


40 


35 


30 7 


25 4 


20 


{Siem ean ee T T T T T 7 
1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


2006 | 2011 2016 
2.64 | 2.62 ieee? | 2.57 | 
31.8% 30.9% 29.7% 28.7% 
12.7% 128% | 13.1% | 13.9% 15.7% 
47.0% 43.9% 40.4% 37.7% 36.2% 
32.2% | 33.3% 34.4% | 35.6% 


63.7% 64.2% 64.6% 64.9% 65.1% 65.3% 


Net household formation by type 


1991-2016, Western Medium scenario 
Percent of total new households 


1991-96 1996-01 2001-06 2006-11 2011-16 


® Family @ Non-Family 


Source: CMHC 


Net household formation by age of head 


1991-2016, Western Medium scenario 
Thousands of households 
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1991-96 1996-01 2001-06 2006-11 2011-16 


@ 15-44 @ 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


40 


1991-96 1996-01 2001-06 2006-11 2011-16 


| ® Owners G Renters | 


Source: CMHC 


¢ Heavy migration to British Columbia will boost 


household growth. Both interprovincial and 
international migration will be positive. Twenty 
percent of immigrants to Canada settle in British 
Columbia. Over time, however, net migration will 
diminish, but remain strongly positive, under both the 
Western and Central population scenarios.* 


Excluding the territories, British Columbia will have 
the second-highest concentration of households 
headed by those under the age of 45 (after Alberta). 


Average household size will move from being smaller 
than average to being slightly larger than average. 


The proportion of non-family households will remain 
high but will no longer be the highest in Canada. 


Ownership rates will rise steadily but will continue to 
be lower than in the Prairie and Atlantic provinces. 


See Table C.2 in Appendix C for asummary of net migration 
flows. Recall that net migration is the net population gain 
or loss to a province when all forms of migration — 
interprovincial and international — are taken into account. 


a 
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Yukon 


Table 4.13 - Comparative Statistics for Yukon 


Western Medium Scenario | 1991 | 1996 | 2001 | 2006 _ 


Average number in household 


Population under 25 (as % of total) 


Population 65 and over (as % of total) 


Households with head under 45 


Non-family households (as % of total) 32.7% 34.7% 


Owner households (as % of total) 60.2% 60.2% 60.1% 


Five-year average annual net household formation 


1971 to 2016, Western Medium scenario 
Thousands of households 


ne Pea ¢ The Yukon will gain population under the Western 
oA interprovincial migration scenario but suffer small 
2] "I losses under the Central scenario. Household growth 
oe recovers strongly in scenarios based on the Western 
er ee ear re migration pattern. 


1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 
Source: CMHC, Census of Canada 


* Trailing only the Northwest Territories, the Yukon will 
Neth hold f tion by t i 1 i 
1291-2016, este Medium scenaro have the second-highest concentration of population 
yousands of households 
under the age of 25 and the second-lowest 
concentration of seniors in Canada. 


¢ The proportion of households headed by those under 
1991-96 1996-01 2001-06 2006-11 2011-16 the age of 45 will continue to be the second highest in 


the country. 


Source: CMHC 


Net household formation by age of head ¢ The proportion of non-family households will move up 
1991-2016, Western Medi i . . . ° 
Trowandsthewshols from third highest to second highest in Canada. 


* Ownership rates will increase overall, rising at the 
outset and then dropping slightly. Rates will remain 
the third lowest, behind Quebec and the Northwest 
Territories. 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 
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Source; CMHC 
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Northwest Territories 


Table 4.14 - Comparative Statistics for Northwest Territories 
Western Medium Scenario _ 


Average number in household 


Population under 25 (as % of total) 50.6% 


Population 65 and over (as % of total) 


| 


Households with head under 45 


Non-family households (as % of total) 


Owner households (as % of total) 


Five-year average annual net household formation 


1971 to 2016, Westem Medium scenario 
Thousands of households 


¢ Like the Yukon, the Northwest Territories will gain 
population under the Western interprovincial 
migration scenario but lose population under the 
Central scenario. 


1971-76 1981-86 1991-96 2001-06 2011-16 


1976-81 1986-91 1996-01 2006-11 ¢ The Northwest Territories will remain the youngest 
Source: CMHC, Census of Canada 

region in Canada, with the highest concentration of 

Net household formation by type H : 
1901-2016, Western Medium scenario population under 25 and the lowest concentration of 

Thousands of househo . . . 

08 seniors. Although dropping considerably, the 
06 proportion of households headed by those under the 


age of 45 will continue to be the highest in the country. 


1991-96 ree oI oats Pay ae Average household size will decline substantially but 


will remain the largest in Canada. 


Source: CMHC 


Net household formation by age of head ¢ The proportion of non-family households will stay low, 


1991-2016, West Medi i Sere ° 
Thowsandsofheusehels finishing second only to Newfoundland. 


0.8 


0.6 


¢ Despite increasing slightly, ownership rates will 
continue to be by far the lowest in Canada. 


0.4 


0.2 


1991-96 1996-01 2001-06 2006-11 2011-16 


G@ 15-44 B 45+ 


Source: CMHC 


Net household formation by tenure 


1991-2016, Western Medium scenario 
Thousands of households 


0.8 


0.6 
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Source: CMHC 
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* Interprovincial migration plays an important role in the household 


Summary 
growth of provinces. 
¢ The path of household growth in each province does not necessarily 
follow the national pattern. Total household growth, presented in Table 
4.15, shows that net household formation will be strongest in Ontario, 
Alberta, British Columbia, and the territories. 
Table 4.15 - Total Household Growth, Two Scenarios, 1991-2016 
Province —_—|_-WesternMedium Central Medium _ 
New Brunswick 27.2% 16.9% 
Quebec 24.9% 27.7% 
Ontario 
Manitoba 
Saskatchewan 
Alberta 52.8% 37.3% 
British Columbia 68.8% 
Yukon 74.7% 
NWT. 92.8% 77.2% 
Source: CMHC Projections 
* In many other respects, however, provincial results parallel findings for 
Canada as a whole: 
« Average household sizes will decline. 
= Non-family households will grow more rapidly than family 
households. 
= The proportion of households headed by those under the age of 
45 will decline. 
= Ownership rates will rise initially, but the pattern in later years 
varies from province to province. 
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Chapter 5: 


IMPLICATIONS OF HOUSEHOLD GROWTH FOR HOUSING STARTS 


Household Growth 


and Housing Starts 


The level of household growth will clearly have ramifications for housing 
Starts. Periods of rapid growth will lead to higher requirements for new 
dwellings, and therefore housing starts, than periods of slow growth; none- 
theless, household growth is not the only factor determining the number of 
new dwellings required. This chapter describes the nature of the relationship 
between household growth and housing starts and then illustrates some 
possible implications of household-growth scenarios for housing starts and 
the age of the housing stock. The analysis of implications, which relies on 
a specific set of assumptions, is included to provide a concrete illustration 
of the factors contributing to the pace of residential construction: it is not 
a forecast. 


Although household growth is typically the major determinant of the 
requirement for new dwelling units, other factors also influence the number 
of new units required. New construction is required to accommodate net 
growth in the number of households, to replace units lost from the housing 
stock, and to ensure an adequate supply of vacant units. At the same time, 
units added to the existing dwelling stock — through conversions — reduce 
the number of new units required. The diagram below summarizes these factors. 


¢ Since a household by definition consists of a person or group of persons 
living in a separate dwelling unit, the number of households is equal to 
the number of occupied dwelling units. Over time, the size of the occupied 
stock grows as the number of households increases; thus, the diagram 
shows household growth determining the change in the occupied stock 
from one year to the next. 


¢ The number of units in the total housing stock increases as new dwellings 
are completed and as units are created within the existing stock through 
conversions. Conversions increase the supply of housing when 
non-residential structures are converted to residential use and when 
residential units are subdivided. In contrast, the housing stock shrinks 
when units are lost through demolition, fire, abandonment, or other 

causes. Of course, units can also be lost through conversion if subdivided 
units are combined or if dwellings shift to non-residential uses. The 
diagram shows the change in the housing stock from the previous year 
being determined by the number of completions, conversions, and 
demolitions (units lost). 
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Household Growth and Housing Starts 


Households Total Vacancy 
(Occupied Stock) Housing Stock  L. Rate 


Previous Year Previous Year Previous Year 


al Housing Starts 


| + Completions 


Household 
Growth 
+ Conversions 


- Demolitions 


Households Total Vacancy 
(Occupied Stock) Housing Stock | > Rate 


Current Year Current Year ; Current Year 


Housing starts do not immediately increase the number of units in the 
dwelling stock; rather, the supply of housing only increases once the units 
have been completed. In any given period, the number of starts and 
completions will differ for two reasons. First, some time passes before a 
unit that has been started is completed. The time to completion can be 
especially significant for multiple-unit projects, which take longer to 
finish. Second, some units are not completed, but are abandoned at 
various stages of construction. Thus, the number of completions in a 
particular period reflects the recent volume of starts, the time required 
to complete each project, and the proportion of starts that are 
abandoned. Accordingly, the diagram shows housing starts determining 
the number of completions. 


The vacant stock is the difference between the total and occupied stocks. 
The vacancy rate can affect the level of housing starts: a high rate will 
tend to depress starts, while a low rate will have the opposite effect. 


Although it describes the factors affecting total and occupied housing 
stocks, the diagram does not directly specify how housing starts are 
related to household growth. Starts are linked to household growth via 
completions, which increase the supply of housing, thereby enabling 
growing numbers of households to be housed. At a minimum, enough 
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housing units must be added to the stock to accommodate the increase 
in households, since households cannot form if there is nowhere for 
them to live. Even if household growth were zero, however, additional 
dwellings would have to be created to replace units lost from the existing 
housing stock. In addition, the expansion of the stock should allow for an 
adequate number of vacant units — enough to ensure a reasonable 
balance between supply and demand. 


* In sum, the increase in the stock must accommodate the net growth in 
households, provide for a sufficient suppy of vacant units, and make up 
for units lost from the stock. As noted above, units can be added to the 
stock through new construction (completions) and conversions. 
Completions account for the bulk of the increase in the supply of housing. 


Impli Ptinntrar Assumptions about demolition rates, conversion rates, vacancy rates, and 
Housing Starts - completion rates (the proportion of starts actually completed) can be used 
An Illustration to examine potential implications of household-growth scenarios presented 
in Chapter 3 for housing starts. It must be emphasized that such an exercise 
is entirely conditional upon the assumptions used and that the required 
data suffer from a variety of shortcomings. There are likely to be measure- 
ment errors in data on completions, demolitions, and conversions, 
particularly the latter two, since building or demolition permits are not 
always required or obtained and accurate records not always kept.’ For 
these reasons, the discussion of the implications of household growth for 
housing starts is included for illustrative purposes only and should in no way 


be construed as a forecast. 


For the period from 1996 to 2016, the housing starts levels described here 
provide for enough starts to meet the increased demand resulting from 
household growth, to replace demolished units, and to maintain the vacancy 


1. As described previously, the change in the housing stock during a given period will equal the number of 
completions plus the net number of units created through conversions minus units lost through demolition and 
other reasons. The accuracy of historical data can be tested using this relationship. The necessary data come 
from two different sources that may not be completely comparable: the benchmark for the housing stock is the 
Census (taken every five years), while completions, conversions and demolitions are measured monthly. In 
practice, an adjustment is required to balance the equation; in other words, the change in the stock as measured 
by completion, conversion, and demolition data does not precisely match the change measured by the Census. 


ce 
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rate at a constant level. In addition, the calculations account for estimates 
of the number of units added through conversions as well as the proportion 
of starts that are not ultimately completed.” 


The demolition, conversion, and completion rates used to perform the 
calculations were based on average rates for the period from 1971 to 1996. 
The vacancy rates used were conservative assumptions based on levels of 
the late 1980s and early 1990s. These assumptions produced the following 
results: 


¢ Average annual starts for Canada in each five-year period from 1996 to 
2016 surpass household growth by an average of 13,000 to 15,000 units 
per year. This finding holds true for all three of the scenarios discussed 
in Chapter 3, that is, for the Central Low, Western Medium, and Western 
High scenarios. The excess starts serve two purposes: 


= to compensate for demolitions (approximately 11,000 units 
annually); 


= to maintain the vacancy rate. If starts did not exceed the level 
required to meet the demand resulting from household growth and 
to replace demolished units, vacancy rates would decline over time 
as the stock grew (the constant number of vacant units would 
represent a shrinking proportion of the growing housing stock). 


° If vacancy rates were to change in the next twenty years instead of 
remaining constant, the required volume of housing starts would also 
change. A decrease (or increase) of only 0.1 percentage point in the 
vacancy rate would lead to a requirement for approximately 11,000 fewer 
(or more) units. 


When these results are compared to the historical record, differences 
between household growth and housing starts levels are much less evident. 
In particular, data for the 1971 to 1991 period do not show housing starts 


2. Demolition and conversion rates are the key parameters for assessing the implications of household growth for 
housing starts. While demolitions create demand for replacement units, conversions are an element of supply. 
Historical evidence suggests that for multiple dwellings, the two factors nearly offset each other. For 
single-detached dwellings, however, few if any units are created through conversions to compensate for losses 
from demolitions. In fact, housing stock estimates produced by the Investment and Capital Stock Division of 
Statistics Canada show no single-detached units created by conversion, although in reality, a few such conversions 
do occur. Accordingly, estimated replacements needed to offset demolitions are slightly more than 11,000 units 
per year. 
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consistently exceeding household growth in the manner and magnitude 
described above (see chart). For the period as a whole, the average annual 
gap between housing starts and household growth is under half the differ- 
ence estimated for 1996-2016.° The discrepancy between the historical 
record and the results for 1991-2016 could arise from measurement errors 
in any of the relevant data.* Another possible explanation is that declining 
vacancy rates reduced the requirement for new construction between 1971 
and 1991; in other words, a portion of the demand for housing could have 
been met through more intensive utilization of the existing housing stock 
rather than by adding dwelling units to the stock.” Regardless of the reason, 
or reasons, for the difference between historical and projected outcomes, 
the discrepancy serves as a cautionary reminder of the exploratory and 
illustrative nature of the 1996-2016 calculations. 


Household Growth and Housing Starts 
Canada, 1971-1991 
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Source: starts (CMHC), household growth (Census of Canada) 


The gap between starts and household growth in the 1971 to 1991 period may have been even narrower than 
suggested by the chart. Household growth estimates in the chart come from the Census, while the housing starts 
data are July 1 - June 30 totals for each five-year period. Comparisons of starts and household growth are 
complicated by varying undercoverage rates (i.e. the proportion of the population missed) from census to census. 
When CMHC generated an alternative set of household growth estimates that incorporated rough adjustments 
to account for undercoverage, the estimated increase in the number of households for the period was almost 
identical to the total number of starts. 


For example, a higher conversion rate than assumed in the calculations would reduce the number of new units 
needed, thereby narrowing the projected gap between starts and household growth. Underestimation of 
conversion rates could occur if construction of accessory apartments and basement suites went largely 
unrecorded. 


Housing stock estimates produced by the Investment and Capital Stock Division of Statistics Canada do show 
a decline in vacancy rates between 1971 and 1991 in both the ownership and rental markets. On the other hand, 
CMHC estimates of vacancy rates in privately initiated rental apartment buildings of six units or more do not. 
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Annual Variation 
in Housing Starts 


Total Starts, Highs and Lows 
Canada, 1972-1996 
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Single-Detached Starts, Highs and Lows 
Canada, 1972-1996 


(as a % of five-year averages) 
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Multiple Starts, Highs and Lows 
Canada, 1972-1996 


(as a % of five-year averages) 
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The calculations summarized in the preceding section describe average 
housing start levels for Canada over five-year periods. Obviously, starts in 


individual years will deviate 
from these averages; in fact, 
housing starts are highly 
volatile with large changes 
from one year to the next. 
Housing starts in any given 
year within a five-year period 
can be substantially different 
from the average for the 
period. 


The annual variability of 
housing starts is illustrated 
in the accompanying charts, 
which present — for total, 
single-detached, and multi- 
ple starts — the yearly highs 
and lows as a percentage of 
the average for each five-year 
period from 1972 to 1996. In 
four of the five periods 
considered, the low for total 
starts was 80 percent or less 
of the average, while the high 
was 120 percent or more of 
the average. For single and 
multiple starts, there is even 
more variability around the 
five-year averages. 


¢ The historical evidence 
indicates that the poten- 
tial range for starts is very 
broad. For example, in the 
case of thewWestern 
Medium scenario, annual 
lows and highs of 80 and 
120 percent respectively 
of the five-year average 
suggest that starts for the 
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Aging of the 
Housing Stock 


period 1996-2001 could range from around 140,000 to 210,000 in any 
individual year within the period. The range under the Central Low 
scenario for the same period would be approximately 125,000 to 190,000. 
On the high side, realization of the Western High scenario would produce 
a range of about 155,000 to 230,000. 


Several factors can account for the annual variability around the average. 
For the most part, they reflect large cyclical fluctuations in economic 
conditions, including mortgage interest rates and affordability, or in 
demographic developments, such as immigration and interprovincial 
migration. The important point to remember is that there can be 
substantial variability around five-year averages. 


The various scenarios presented in earlier chapters project less rapid 
household formation in the future than in the 1970s and late 1980s and 
therefore generally imply lower housing starts as well; moreover, all scenar- 
ios indicate a tendency for household growth to decline in the long-run. 
These findings suggest that the housing stock will, on average, become older 
because of relatively fewer additions to the growing stock.° An aging stock 
has implications for the overall quality of housing and the need for repairs 
and renovation. This section explores historical trends and potential future 
directions with respect to the aging of the stock. 


Census data were used to examine the age of the housing stock in selected 
years between 1971 and 1991. The age measures developed include the 
median age of housing units (by definition of the median, half of units are 
older, half are younger), the age of the first quartile (the age below which 
25 percent of units are younger and above which 75 percent are older), and 
the age of the third quartile (the age below which 75 percent of units are 
younger and above which 25 percent are older). The data indicate that the 
age composition of the housing stock became younger in the 1970s, but that 
it has been growing older since 1981. This aging process is likely to continue 
over the projection period. 


6. Note that even if residential construction activity were maintained at a constant pace throughout the projection 
period, new construction would still represent a declining proportion of the total stock. 
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Age Structure, Single-Detached Dweilings 
Canada, 1971-2016, Western Medium Scenario 
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Age Structure, Multiple Dwellings 
Canada, 1971-2016, Western Medium Scenario 
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For single-detached units, the median age was 22.8 years in 1991, up from 
20.4 years in 1981. In the future, however, the median age will increase 
more rapidly. This is because each year relatively small numbers of units 
will be added to an aging existing stock that continues to grow larger. In 
the case of the Western Medium scenario, the median age is expected to 
increase from under 26 years in 1996 to almost 32 years in 2006 and to 
over 38 years in 2016. As a baseline, note that the median age would grow 
by one year every year if there were no additions to the stock. 


Increases in the age of the stock are not substantially different under 
alternative scenarios. The median age reaches just over 39 years in 2016 
under the Central Low scenario and over 37 years under the Western 
High scenario. 
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Summary 


Looking at the two quartile measures under the Western Medium 
scenario, 25 percent of the single-detached housing stock would be 22 
years or younger in 2016, and 25 percent would be more than 57 years 
old. In 1991, the ages of the first and third quartiles were 11 and 40 
years, respectively. 


For multiple-unit dwellings, the aging phenomenon is similar. Under 
the Western Medium scenario the median age would grow from 
approximately 25 years in 1996 to 39 years in 2016. 


A review of the implications of net household growth for housing starts 
suggests the following: 


Housing starts are required to meet the demand generated by household 
growth, to provide for a sufficient suppy of vacant units, and to replace 
units lost from the housing stock through demolition, fire, and other 
causes. 


Housing starts are expected to follow a similar pattern to that of 
household growth, but at a slightly higher level. 


Starts are likely to increase in the 1996-2001 period and decline 
thereafter. 


The trend in starts will depend on several critical assumptions related to 
demolitions, conversions, and vacancy rates. 


Housing starts can be highly volatile from year to year. In any given year 
within a five-year period, starts can be substantially different from the 
average for the period. 


The housing stock will grow significantly older. Aging of the stock will 
have important implications for repair and renovation activity. 


Le 
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Chapter 6: 
DECOMPOSITION OF HOUSEHOLD FORMATION 


The number of households at a given time is calculated by multiplying the 
population in each age group by age-specific headship (or household 
formation) rates. Net household formation, then, can be thought of as the 
result of the combined effects of changes in three factors: the size of the 
population, the age structure of the population, and age-specific headship 
rates. Projections of future changes in the number of households assume 
that the three factors will change in specific ways, as defined under a given 
scenario. Using the results of the Western Medium scenario, this chapter 
assesses the relative importance of each factor for net household formation. 
This decomposition of the causes of household formation will help readers 
better understand the contribution of each factor to household-growth 
projections. 


Components of The specific effects of changes in each of the three factors are: 


Household Formation * Population growth: With other factors held constant, a larger number 
of people will form more households. 


Maturation of the population: Because the rate of household 
formation is generally higher for older age groups, an older society 
will have more households for a given population size than will a 
younger society. 


Changes in headship rates: The headship rate is the percentage of 
people of a given age group who become heads of households, in 
effect, the rate of household formation. The higher the headship rate, 
the more households will be formed by a given population. Headship 
rates for people of given age groups reflect preferences for various 
living arrangements, and as such can be affected by changes in income, 
employment, family status, and housing prices. In general, headship 
rates reflect a full range of social, economic and cultural factors. 


To estimate the individual effects of changes in the factors listed above over 
the period 1991-2016, a series of seven simulations was performed. Each 
simulation used a different combination of assumptions, holding the three 
factors fixed or allowing them to vary in accordance with assumptions used 
for the Western Medium scenario. For example, one simulation allowed 
population to be variable with the other factors fixed, another fixed popu- 
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Results of 
Decomposition 


lation as well, and so on. The results of these simulations were then used to 
assess the effect of allowing changes in only one of population, population 
maturity, and headship rates.! 


Table 6.1 shows the results of the simulations and analysis. The five-year 
annual average contributions of each factor, and total household growth, 
are shown in both thousands of households and percentage share of total 


growth. 


Table 6.1 - Projected Components of Household Growth 


_ Five-year annual 


Years 


1991-1996 
1996-2001 


2001-2006 


Population 
Growth 


Population 
Maturation 


Rate 
Changes 


2006-2011 


2 


Population | Population ace ip 
Growth Maturation Changes 


1991-1996 


2011-2016 


1. The joint or “cross” effects from interactions of the various possible combinations of factors were then calculated. 
The technique was to subtract the individual effects of variable factors from the overall effect resulting from the 
same factors being variable at once. The residual is the joint effect. The amounts estimated by this process were 
small relative to the total impacts, and were therefore allocated across the three factors according to the relative 
magnitude of the variable factors which produced each joint effect. 
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Note that the changes in headship rates assumed in the scenario have a 
negative effect on household growth. That effect is outweighed by increases 
resulting from population growth and the expected aging of the population. 
A larger population of older people, who tend to form more households, 
will result in a net increase in the number of households. 


Table 6.2 shows the results of a similar analysis based on 1971 to 1991 
population and household data from the Census. Note that since the Census 
data are not adjusted for undercounting of certain groups, the figures in 
Table 6.1 and Table 6.2 are not directly comparable, although there is 
unlikely to be any significant difference in the calculated percentage shares. 


Table 6.2 - Historical Components of Household Growth 


ive-year annual averages: 1971-1991 (’000) 


Headship 
Rate 
Changes 


Population 
Growth 


Population 


Maturation Total 


Years 


1971-1976 70.9 226.3 
1976-1981 : : 43.4 223.1 
1981-1986 : 142.0 


1986-1991 143.2 64.9 -2.8 205.3 


_ Fiveryearannual average shares, 19711991 
Population | Population Ree Total 
Growth Maturation Changes 
1971-1976 31.3% 31.3% 100.0% e 
1976-1981 40.6% 19.5% | 100.0% 
1981-1986 45.3% 64.0% ea 100.0% 
1986-1991 69.8% 31.6% alae -1.3% 100.0% 


The relative importance of the individual factors shows considerable vari- 
ation over time. Changes can be most clearly seen in the declining effect of 
changes in headship rates. In 1971 to 1976, all three factors were nearly 
equal in importance, with headship rate changes accounting for 31.3 per- 
cent of net household growth. That share then fell to a projected -31.6 
percent of net growth (i.e. headship rate changes were responsible for a 


Analysis of 
Individual Factors 
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decrease in household formation of 31.6 percent of net growth) by 1991 to 
1996. During that decline, population growth took on an increased role, 
with its share rising to as much as 91.5 percent by 1991 to 1996. Over the 
next 20 years, headship rate changes are expected to exert less of a negative 
effect, balanced by a decline in the effect of population growth. 


Population Growth 


The population of Canada is expected to continue growing in the future, 
although at a lower rate than over the last few decades. Therefore, it is not 
surprising that population growth is the primary force driving household 
formation. This will be increasingly true in the future as the effect of 
population maturation declines. 


Population Maturation 


The importance of the maturing of the population for household formation 
will decline in the future. The reason is that the populous cohorts of the 
baby boom will be passing through age groups in which headship rates 
change by much less than when the boom was moving through the young 
adult age groups.” 


Population maturation was the major factor behind household formation 
from 1976 to 1986, when the largest cohorts of baby boomers reached ages 
when headship rates typically leap upward. This exception to the pre-emi- 
nence of population growth is shown in Table 6.2. Net household formation 
was maintained by high growth resulting from population maturation, 
which reached more than 90,000 per year in the periods 1976 to 1981 and 
1981 to 1986, and provided 64 percent of household growth during the 1981 
to 1986 period when population growth was relatively low. 


As discussed in the next section, the picture was further complicated by 
economic conditions from 1981 to 1986 which discouraged many baby 
boomers from forming households as readily as others had in the 1970s. 


Headship Rates 


One of the most interesting aspects of the results shown in Table 6.1 is the 
large decrease in household formation as a result of decreasing headship 


2. Note that the effect of changes in population maturity will be closer to zero the more stable the age distribution. 
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rates in the 1990s. While the exact nature of the headship change will not 
be known until 1996 Census results are available, the decline appears to be 
quite substantial. However, it is in line with changes in other indicators 
such as the growth of the occupied housing stock and the decline in housing 
starts. 


The 1981-1982 recession, with its continuing high unemployment and high 
interest rates, was a significant factor in reducing the tendency for people 
to form independent households. Instead, many continued living with 
family, or doubled up with others, in the 1981 to 1986 period. This reduction 
in headship rates, particularly for young adults, is estimated to have had the 
effect of reducing household formation by 13,200 per year, or about 9.3 
percent of the average 142,000 households formed each year during that 
period. The size of this reduction in household formation decreased to 1.3 
percent of net household growth in the next five years, before the more 
dramatic reduction projected for the early 1990s. As Table 6.1 shows, the 
size of this reduction in household formation is expected to decrease 
sharply from its high of 31.6 percent in the early 1990s to 10.9 percent in 
the second half of the decade and then continue to decrease more slowly. 


Headship rate decreases are expected to moderate in the future. Although 
those cohorts affected by the reduced household formation of the early 
1990s will experience increases in headship as they age, the scenarios 
assume that their headship rates will not be as high as those of previous 
cohorts at similar ages. The contribution of headship rates to household 
growth remains negative throughout the projection period, reflecting the 
conservative assumptions regarding the degree of catch-up. The effect of 
this partial catch-up to previous rates is seen in Table 6.1 by the fact that 
the absolute number of households affected by headship rate changes is 
projected to fall from 17,500 per year in 1996 to 2001 to 9,600 per year in 
2011 to 2016. 


Summary It seems clear that population growth will continue to be the major influ- 

ence on household formation, even as net household formation declines. 
The effect of changes in population maturity will diminish somewhat from 
recent peaks, since recent changes have been largely a result of the passage 
of the baby boom and will even out over time. The effect of headship rate 
changes is expected to decline in the future. However, this is more difficult 
to assess since the size of the effect will depend largely on how much the 
headship rates of younger cohorts catch up to previous rates, as discussed 


in the previous section. 


i a a ER Pe OE et 
The Long-Term Housing Outlook 55 


56 


The relative importance of the three factors is not expected to change 
dramatically in the future. As shown for the Western Medium scenario in 
Table 6.1, from 1996 to 2016, net household growth will stem from: 


* Population growth: ranging from 73 to 77 percent of net household 
growth. 


* Population maturation: ranging from 32 to 34 percent of net house- 
hold growth. 


* Headship rate changes: a net decrease falling slowly from almost -11 
percent in 1996-2001 to about -6.4 percent by 2011 to 2016. 
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Chapter 7: 
ALTERNATIVE FUTURES — RISKS AND OPPORTUNITIES 


Rather than attempting to capture virtually all conceivable future develop- 
ments, projection assumptions were selected to establish a reasonable 
range for household growth. They emphasize the effects of interprovincial 
migration and alternative household formation trends. Even with conser- 
vatively ranged assumptions, however, projection results differ significantly 
from scenario to scenario. 


Because household growth represents only a small annual increment to the 
total number of households, it is very sensitive to changes in the size, age 
structure, and living arrangements of the population. In effect, it does not 
take much of a shift in the aggregate tendencies of 30 million people to 
produce a measurable effect on household growth. This chapter touches 
on several factors that could push household growth and housing choices 
outside the range covered by scenarios — changes in immigration levels, 
the housing choices of immigrants, shifts in interprovincial migration, 
changes in headship rates, and shifts in tenure and dwelling-type choices. 


¢ Scenarios assume a fixed intake of 205,000 immigrants per year, a level 
consistent with the current government target and close to the average 
for the past decade. All the same, immigration in the last 25 years has 
fluctuated a great deal, from a high of over 250,000 to a low of less 
than 85,000. Moreover, despite reduced targets in recent years, the 
government’s 1995 immigration plan stated that the long-term goal 
was to maintain immigration at 1 percent of Canada’s population. 
Realization of this goal would produce a tremendous increase in 
immigration — initially to around 300,000, then higher as the 
population grew. Even if the government does not stick with the stated 
long-term goal, immigration targets could rise in the future as 
Canada’s population growth slows.” 


1. Citizenship and Immigration Canada, A Broader Vison: Immigration and Citizenship Plan 1995-2000 Annual 
Report to Parliament (Ottawa: Minister of Supply and Services Canada, 1994), p. 13. 


2. It should be noted, however, that the recently released immigration plan for 1997 reconfirmed the reduced 
annual target ranges of the previous two years. 
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¢ The specific housing choices of immigrants will also play a role in 
determining the level of household growth and the types of housing 
demanded in the future; for example, a tendency among immigrants 
to live in larger-than-average households would, all else being equal, 
reduce household growth. In recent years, the composition of 
immigrants to Canada has been changing, with the proportion from 
Asia rising and the proportion from Europe falling. In addition, 
recent immigration plans have raised the proportion of economic 
immigrants (skilled workers and business immigrants) and reduced 
the proportion of family-class immigrants. If the household formation 
and housing choices of recent and future immigrants evolve along 
lines markedly different from those of earlier generations of 
immigrants, household growth and tenure and dwelling choices for 
the country as a whole would show some effects. 


Interprovincial migration, always unpredictable, will undoubtedly 
deviate to some degree from the Western and Central patterns 
considered here. The scenarios merely attempt to capture the general 
configurations of the two prevailing patterns of population movement 
between provinces in recent years. In reality, judging from the 
historical record, which shows interprovincial migration swinging 
back and forth, favouring one destination for a few years and then 
another, no single migration pattern is likely to persist throughout the 
projection period. Over the long run, then, the average experience for 
any given province could lie somewhere between the extremes of the 
Western and Central scenarios or even outside these boundaries. 


Low, medium, and high headship-rate scenarios assume — to varying 
degrees — that differences between generations will narrow, but not 
entirely disappear, between 1996 and 2016. Under these scenarios, 
young generations with low headship rates in 1996 will — as they 
age — catch up gradually, but only partially, to the rates established by 
previous generations. The resulting headship-rate projections are 


3. Lapointe Consulting Inc. and Robert A. Murdie. Immigrants and the Canadian Housing Market: Living 
Arrangements, Housing Characteristics, and Preferences (Ottawa: CMHC, 1996), pp. 12-13. 


4. Note that the projection methodology makes no distinction between immigrant and non-immigrant populations; 
for example, separate headship-rate projections were not developed for the two groups. Instead, projection 
assumptions were derived from historical tendencies exhibited by the population as a whole, which reflect the 
combined effects of trends within immigrant and non-immigrant populations. 
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conservative in that rates projected for 2016 are lower than 1991 rates 
in age groups under 55) aA stronger recovery in the rates of the 
generations occupying these age groups would produce household 
growth above the range covered by the scenarios developed for this 
study. The extent to which aging cohorts will continue to trail the rate 
of household formation of previous generations will therefore be a 
key influence on household growth in the future. 


Scenarios assume that each household subgroup will exhibit the same 
tenure and dwelling type tendencies in the future as they did in 1991. 
It is clear, however, that these occupancy patterns will not remain 
entirely fixed. In the case of tenure choice, ownership rates could 
respond to a variety of non-demographic influences, such as housing 
affordability, the relative costs of owning versus renting, expectations 
concerning appreciation in house prices, availability of suitable forms 
of ownership housing, and overall perceptions of the desirability of 
ownership. 


With regard to dwelling types, the historical occupancy pattern suffers 
the drawback of describing the choices made by all households, not 
just those seeking new housing. Data therefore reflect the mix of 
dwelling types built up over time, which may be quite different from 
the composition of recent additions to the housing stock. 
Furthermore, historical data cannot account for new housing types 
that may be developed or at least made widely available for the first 
time in the future; for example, the expanding range and availability 
of housing options for seniors suggest that housing geared toward the 
needs of this group will become more common. As population and 
household characteristics evolve, there will be further opportunities 
to tailor new products to particular market segments. 


5. See Table C.3 in Appendix C. The decomposition of household growth in Chapter 6, which shows projected 
changes in headship rates reducing growth, supports the view that assumptions concerning the strength of the 
recovery in the headship rates of young cohorts are, if anything, conservative. 
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Chapter 8: 
SUMMARY 


This study examines the potential effects of demographic changes and other 
factors on the level and composition of household growth in Canada as a 
whole and in the provinces and territories over the period 1991-2016. It 
describes six household-growth scenarios developed by CMHC, each based 
on a different combination of interprovincial migration and household 
formation (headship rate) assumptions. Scenarios attempt to outline a 
reasonable range of possibilities for coming decades, rather than the com- 
plete spectrum of conceivable alternatives. The report discusses 
implications of projection results and highlights factors that could cause 
household growth and housing choices to fall outside the range covered by 
the six scenarios. 


NiponaliRecnire Household growth is the major source of housing demand over the long 


run. High, medium, and low household-growth scenarios for Canada are 
displayed in Table ole 


Table 8.1 - Average Annual Household Growth, Canada | 


1991-1996 1996-2001 = 2011-2016 


Source: CMHC projections 


: ‘Scenario : 2006-2011 


139,200 


¢ Medium and high scenarios highlight the potential for low household 
growth in 1991-1996 to be followed by recovery to higher levels in 
1996-2001 and later years. While projections show the potential for a 
rebound in household formation following the early 1990s, they also 
suggest that a sustained return to the high growth of the 1970s or the 
late 1980s is unlikely. 


1. Fora description of the scenarios and the abbreviations used to identify them, see Chapter 2 and Appendix C. 
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¢ In contrast, under more pessimistic scenarios, average annual 
household growth declines gradually throughout the projection 
period. 


¢ All of the scenarios show a decline in net household formation after 
2001. The main reason for this result is that the annual rate of 
population growth is expected to fall from almost 1.3 percent in 
1991-1996 to 0.8 percent in 2011-2016. 


While the rate of household growth is the major determinant of the level 
of housing demand, projected changes in household characteristics will 
also have important effects on housing markets. 


¢ The average size of households will continue to shrink, though more 
slowly than in the past, slipping from 2.7 persons in 1991 to a range of 
2.5 to 2.6 persons in 2016. 


¢ As has been the case in recent decades, the number of non-family 
households (people living alone or with unrelated individuals) will 
increase at a faster rate than the number of family households. As a 
result, the proportion of non-family households will continue to 
increase, rising from 28 percent to around 34 percent of all households 
in 2016. 


The fastest-growing household types will be one-person households 
and childless couples. In contrast, as the baby boomers age, the 
number of households containing couples with children will scarcely 
increase at all. 


¢ The aging of the baby-boom generation and changes in labour 
markets will reduce the number of households headed by persons 
under 45 years of age until the period 2011 to 2016. 


¢ The home-ownership rate will rise until the turn of the century, level 
off over the period 2001-2011, and drop marginally thereafter. These 
projections are based on current patterns of ownership. Actual 
developments could be quite different if builders and financiers 
provide new products and services that entice more people, 
particularly those in non-family households, to own their homes and 
that enable more seniors to remain in their homes or find other 
ownership housing suited to their changing needs. 
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The Provinces 


Implications 


The proportion of households occupying different dwelling types will 
parallel the movement in the ownership rate, with single-detached 
homes, the primary choice of owners, increasing their share slightly 
until 2001 and apartments gaining share after that. 


A variety of factors, most notably interprovincial migration, influence 
household growth at the provincial level. As a result, the path of 
household growth in each province does not necessarily follow the 
national pattern. 


= Of the two interprovincial migration scenarios used to generate 
projections, the Central scenario is the more favourable scenario 
for Quebec, Ontario, Manitoba, and Saskatchewan, while the 
Western scenario benefits the other provinces and the territories.” 


In many other respects, however, provincial results parallel findings 
for Canada as a whole: 


= Average household sizes will decline. 


«= Non-family households will grow more rapidly than family 
households. 


« The proportion of households headed by those under the age 
of 45 will decline. 


= Ownership rates will rise initially, but the pattern in later years will 
vary from province to province. 


Housing starts are expected to maintain an average pace broadly 
similar to the rate of household growth. Over a period of time, starts 
can be expected to exceed net household formation by an amount 
approximately equal to the vacancy rate plus a number of units 
sufficient to replace demolitions. Annual starts can fluctuate more 
widely than the average rate, depending largely on cyclical economic 
conditions, as well as changes in the vacancy rate and the level of 
demolitions and conversions. 


The housing stock will, on average, become older because of relatively 
fewer additions to the growing stock. An aging stock has implications 


’ for the overall quality of housing and the need for repairs and 


renovation. 


2. For more detail on interprovincial migration scenarios, see Chapter 4 and Appendix C. 
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¢ Population growth will continue to be the major source of household 


Decomposition of 
growth, followed by the maturation, or aging, of the population. 


Household Formation 


¢ Expected changes in headship rates will actually reduce household 
formation, but by considerably less in the future than in the 1991-1996 
period. 


¢ A number of factors could cause household growth and housing 
choices to deviate from the paths described by the six scenarios: 


Alternative Futures 
= changes in the number of immigrants admitted to Canada; 
= the housing choices of recent and future immigrants; 
= shifts in interprovincial migration patterns; 


= the extent to which aging cohorts catch up to the rate of household 
formation of previous generations; and 


« shifts in the tenure choice and dwelling type tendencies of 
households. 
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Appendix A: 
NATIONAL TABLES 


The tables in this appendix are arranged in order, first by population 
migration scenario, and then by assumed headship rate. The resulting order 
of scenarios is: 


* Central Low 
* Central Medium 
* Central High 
¢ Western Low 
¢ Western Medium 


¢ Western High 


Each table includes population projections by age group; number of house- 
holds by age of head, family and non-family households; and owner and 
renter households by type of dwelling. Population projections differ only 
between the Central and Western scenarios. Five-year average annual 
changes for each of the statistics are also included. 
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Appendix B: 


PROVINCIAL TABLES 
ee ee ery A SS ee EE ee 


The Long-Term Housing Outlook 


The tables in this appendix are grouped by province from east to west. 
Within each province, tables are arranged in order, first by population 
migration scenario and then by assumed headship rate. The resulting order 
of scenarios is: 


* Central Low 
¢ Central Medium 
* Central High 
¢ Western Low 
e Western Medium 


¢ Western High 


Each table includes population projections by age group; number of house- 
holds by age of head, family and non-family households; and owner and 
renter households by type of dwelling. Population projections differ only 
between the Central and Western scenarios. Five-year average annual 
changes for each of the statistics are also included. 
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Appendix C: 
THE MODEL AND ASSUMPTIONS 


In the production of household growth projections, a sequential calculation 
of population, households, and tenure and dwelling types was carried out. 
The output of each stage served as the principal input to the next. Popula- 
tion projections were the foundation for household projections, which were 
then split by tenure and dwelling type based on the characteristics of the 
projected households. 


OVERVIEW 
Household Growth Projections 


Population Household Tenure and 
Projections Projections Dwelling Choices 


¢ Projections refer to the middle of the year (July 1). References to 
five-year periods describe the interval from the middle of the first 
year to the middle of the last (e.g., July 1, 1991, to July 1, 1996). The 
projection period extends from July 1, 1991, to July 1, 2016.! 


Characteristics of 
Projections 


Because population projections were founded on base population 
estimates adjusted by Statistics Canada to account for people missed 
by the census, household totals presented in the report are not directly 
comparable to historical census data.” Since adjusted population 
estimates are significantly larger than published census population 
counts, population and household projections developed from these 
estimates are correspondingly larger than census totals. 


1. Although Statistics Canada produces quarterly population estimates for years since the most recent census, no 
comparably reliable postcensal estimates exist for the number of households. Because 1996 Census data were 
unavailable at the time of publication, household projections used 1991 Census data as a benchmark, or starting 
point, for generating household projections. 


2. Population estimates and adjustment for undercoverage are described more fully below in the section on base 
population. 
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° 1991 household totals in the report are in fact estimates obtained by 
applying unadjusted headship rates, ownership rates, and other 
census-based proportions to the adjusted 1991 population estimates.” 
In short, 1991 household data do not come directly from the census. 


Six Scenarios: A Summary 


Six household-growth scenarios were produced. They resulted from com- 
bining two interprovincial migration scenarios with three headship rate 
(household formation) assumptions. All other assumptions are identical 


across scenarios. Projections for individual provinces were combined to 
produce national totals. 


Interprovincial | _ 
‘Migration | _ frend © 


pach aa on bss JADDreviat 
Central Low CE 
c 


Population Two sO population projections, with different Inter prOsin gigs pease 
Projections assumptions, underlie the household growth projections in this report. 
Population was projected by the cohort survival method, in which a base 
population is advanced one year at a time by adjusting for projected births, 
deaths, and migration. Statistics Canada generated the projections using 
assumptions specified by CMHC. Inputs and assumptions are summarized 
below. A number of assumptions are identical to those selected for Statistics 


Canada’s own published projections. 


woes oe pone Wit aati 8 el oe ee SSS ee 


3. For more information on these rates, refer to the appropriate sections below. 


4. Statistics Canada, Population Projections for Canada, Provinces and Territories, 1 993-2016, Catalogue No. 91-520, 
Occasional (Ottawa: Statistics Canada, 1994). 
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Base Population 


The base population consisted of Statistics Canada’s July 1 population 
estimates for 1991 through 1995, broken down by sex and single years 
of age. Statistics Canada generated population projections for 1996 
through 2016 by applying fertility, mortality, and migration 
assumptions to the 1995 estimates. Accordingly, household growth 
projections are based on historical population estimates from 1991 
through 1995 and on population projections in later years. 


Statistics Canada adjusts population estimates for net census 
undercoverage, that is, for the estimated number of people missed by 
the census. The result is that population estimates are larger than 
published census totals; for example, the 1991 Census put the 
population of Canada on June 4, 1991 at 27.3 million, considerably 
lower than the adjusted estimate of 28.1 million for July 1. Since 
population and household projections were derived from the adjusted 
population estimates, they too are larger than, and not directly 
comparable to, census counts. 


Fertility Rates 
ASSUMPTION: Continuation of current fertility levels 


(Statistics Canada medium assumption). 


Projections assume a continuation of current fertility levels in Canada, 
which means a total fertility rate of 1.7 births per woman. 


Life Expectancy 


ASSUMPTION: Increasing life expectancy 
(Statistics Canada medium assumption). 


Under this assumption, life expectancy at birth for Canadian men 
increases from 74.6 years in 1991 to 78.5 years in 2016. For women, 
the corresponding increase is from 80.9 years to 84.0 years. 


5. The total fertility rate describes the average number of children women would have during their fertile years if 
they bore them in accordance with the age-specific fertility rates observed in a particular year. 
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Immigration 


ASSUMPTION: 205,000 immigrants per year 


¢ Immigration to Canada was held constant at 205,000 per year, roughly 
the current level. Distribution to individual provinces followed the 
geographic pattern of recent immigrants.° 


Emigration 


ASSUMPTION: Proportional to population 
(Statistics Canada assumption). 


° Statistics Canada projects emigration using age-specific emigration 
rates: a given proportion of the population in an age-sex group Is 
assumed to leave Canada each year.’ 


Interprovincial Migration 


ASSUMPTION: Western and Central scenarios 
(Statistics Canada-CMHC assumption).® 


* Since interprovincial migration tends to be volatile, two scenarios were 
developed in an attempt to outline a reasonable range for future 
migration flows. 


¢ The Central scenario reflects the experience of the mid 1980s, when 
Ontario was the principal destination of migrants. The Western 
scenario follows the pattern of the late 1980s and early 1990s, when 
British Columbia was the most popular destination. Both scenarios 
are phased in over a four-year period. Interprovincial migration shifts 
gradually from the recent 1993-1995 pattern in the first projection 
year (1995-1996) to either the Central or Western pattern in 
1998-1999. 


e British Columbia, Alberta, Prince Edward Island, New Brunswick, 
and the territories gain population from other provinces under the 


Statistics Canada, Cat. 91-520, p. 36. 


Statistics Canada, Cat. 91-520, pp. 37-38. 


For more information on the method used to generate interprovincial migration flows, see Statistics Canada, 


Cat. 91-520, pp. 40-54. 


aes 
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Western scenario. This scenario is also more favourable than the 
Central for Newfoundland and Nova Scotia, although these two 
provinces still post population losses. Outflows from Ontario are 
modest — a few thousand per year — under the Western scenario. 


¢ The Central is the more favourable scenario for Ontario, 
Quebec, Manitoba, and Saskatchewan; nevertheless, the latter three 
provinces still lose population to other provinces. By contrast, British 
Columbia, which has typically attracted population from other 
provinces, enjoys modest population gains. 


Returning Canadians 


ASSUMPTION: Proportional to emigration 
(Statistics Canada assumption). 


¢ Returning Canadians are individuals who emigrate and subsequently 
return to Canada. Statistics Canada assumes that 50 percent of emi- 
grants will return to Canada in the ten years following emigration.’ 


Non-permanent Residents 


ASSUMPTION: No change in the number of non-permanent residents 


¢ Non-permanent residents are composed of five groups: persons 
claiming refugee status; persons holding a student authorization 
(foreign students, visa holders); persons holding an employment 
authorization (foreign workers, work permit holders); persons 
holding a Minister’s permit; and foreign-born dependents of the 
above. Given the volatility of this population, the safest course was to 
assume that those leaving the non-permanent population would be 
balanced by an equal number of entrants. 


Net Migration 


¢ Net migration was not projected directly, but rather represents the 
overall effect of individual assumptions about immigration, emigration, 
interprovincial migration, returning Canadians, and 
non-permanent residents. Net migration is the sum of immigration, net 
interprovincial migration, returning Canadians, and the net 
change in non-permanent residents, minus emigration. By combining 


9. Statistics Canada, Cat. 91-520, pp. 57-58. 
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the two interprovincial migration scenarios (Western and Central) 
with the other migration assumptions, two net migration scenarios 
were produced for each province. The accompanying table shows 
average annual net migration flows by period and province under both 
scenarios. 


Table C.2 - Average Annual Projected Net Migration 
(000; Western and Central Scenarios) 


Newfoundland Western 29 eles -|.4 =] £0) 
Central 25.7 50 | -4.7 -4.2 
PE Western. 0.8 0.6 0.5 0.4 
Central 0.1 -0.4 -0.3 =0.3 
Nova Scotia Western 1.8 2.6 22 2.1 
Central 0.0 -0.1 =092 z0,2 
New Western 0.6 0.8 
Brunswick Central -29 Dns 
Quebec Western 9.1 6.7 8.1 9.6 
Central 16.4 18.0 18.0 18.3 
Ontario Western 91.5 94.3 95.9 95.6 
Central 109.2 120.1 122.8 121.9 
Manitoba Western -3.0 
Central -0.| 
Saskatchewan Western -8.| -6.9 
Central -0.4 -0.8 
Alberta Western 23.7 23.4 
Central 44 3.6 
British Western 60.5 56.9 
Columbia Central 42.7 43.2 
Yukon Western 0.5 0.2 
Central -0.| -0.2 
NWT Western 0.2 0.1 
Central (0)? -0.2 
Canada Western 178.8 178.2 
Central 179.2 178.8 

eae ie 


Source: Statistics Canada and CMHC assumptions. 
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Household Population projections were transformed into household projections 

Projections through application of age-specific headship rates to the projected popu- 
lation. Headship rates, defined as the ratio of household heads 
(maintainers) to total population in each age group, describe the propensity 
of the population to form households.!? The projected number of house- 
holds headed by any given age group is obtained by multiplying the 
population of that age group by its projected headship rate. 


For each province, family and non-family households were projected sepa- 
rately using headship rate projections specific to each household type. To 
provide additional detail on changes in household composition, family and 
non-family household projections were further disaggregated into compo- 
nent household types. The latter exercise was performed for Canada as a 
whole but not for individual provinces. 


Headship Rates ASSUMPTION: Low, medium, and high scenarios 


* Assumptions were developed using a cohort approach, which projects 
the future behaviour of particular generations (cohorts) based on 
the actual changes exhibited by older cohorts as they aged.!! The 
approach recognizes the simple fact that people move from age group 
to age group as they get older; for example, the method projects the 
headship rate at age 40-44 of the cohort currently aged 35-39 by 
examining transitions experienced by older cohorts when they aged 
from 35-39 to 40-44. 


Headship rate scenarios were developed using cohort trends for three 
different periods: 1981-86, 1986-91, and 1981-91. 


With respect to methodology, the projection period can be divided 
into two distinct portions: 1991-1996 and 1996-2016. 


10. Headship rates were disaggregated by five-year age groups from 15-19 to 75+. Statistics Canada defines the 
household maintainer as the person, or one of the persons, who pays household bills such as the mortgage or 
rent. 


11. A birth cohort is a group of people born during a given period, for example, those aged 35-39 in 1991. Note that 
a cohort is not an age group but rather a group of people that passes through successive age groups over time. 
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1991-1996 


For the 1991-1996 period, a single set of projected headship rates was 
developed for each province. In this period, headship rates are 
identical under the low, medium, and high scenarios. 


Provincial headship rates for the 1991-1996 period were calibrated by 
comparing projected household growth against data on estimated 
growth in occupied housing stock and annual housing starts for the 
period.!* The cohort trends outlined above provided the Starting 
point for this exercise. Whichever trend produced the household 
growth projections that most closely matched the housing data was 
selected as the base assumption. The base trend was then adjusted, if 
necessary, to bring results in line with actual construction levels. In 
the absence of evidence to the contrary, the calibration assumed that 
the close historical relationship between growth in the occupied 
housing stock and housing starts on one hand and household growth 
on the other continued into the the first half of the 1990s.!° 


In the case of Quebec and Ontario, projected household growth under 
even the most reasonable headship trend exceeded the number of 
housing starts by a healthy margin. An investigation of the effect of 
labour market conditions on household formation among young 
adults (those aged 15-29) suggested a strong link between declining 
labour force participation rates and declining headship rates. 
Consequently, projected headship rates in these two provinces for 
ages 15-19, 20-24, and 25-29 were based on econometric estimates, 
which were adjusted where necessary to ensure a reasonable degree 
of concordance between household growth and housing starts. !4 


1996-2016 


* Low, medium, and high headship scenarios were based on the three 


cohort trends described previously, for 1981-86, 1986-91 and 1981-91. 


Se ee ee 


12. 
13: 


14. 


The number of occupied dwelling units should be identical to the number of households. 


The census is the only reasonably reliable source of data on household growth. Since data from the 1996 Census 
were not available, trends in household growth since 1991 had to be inferred from other sources, such as data 
on occupied stock and housing starts. 


Econometric estimates were generated for provinces other than Quebec and Ontario, but did not improve on 
the results produced by the above-described calibration of cohort trends using occupied stock and housing starts 


a eee ee 
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Because the 1981-86 period included the effects of a recession, the 
1981-86 trend was the foundation for the low scenario in most 
provinces, the exceptions being Saskatchewan, Alberta, and British 
Columbia, where the 1986-91 trend was weaker overall. Similarly, the 
trend from 1986-91, a period of economic expansion, was the base for 
developing the high scenario in all but the same three provinces, 
where the 1981-86 trend was used. The longer term 1981-91 trend was 
used for the medium scenario in all provinces. 


The generation currently under the age of forty has not formed 
households as readily as previous generations did at the same age. 
Headship rates extrapolated by cohort trends were adjusted to pro- 
duce a narrowing of differences among generations. In particular, 
during the last twenty years of the projection period, the relatively low 
rates of young cohorts were allowed to catch up partially to the higher 
rates achieved by older generations. The high headship scenario 
assumes roughly double the catch-up posited under the low scenario, 
with the medium scenario occupying a middle ground between the 
two extremes. Under these assumptions, headship rate differences 
between cohorts shrink as they age over the twenty-year period, with 
the result that such differences are smaller at age 45-49 than at 25-29. 
The three scenarios are broadly consistent with historical develop- 
ments: differences between generations have tended to shrink as 
cohorts age. 


Although headship rates were projected for individual provinces but 
not for Canada directly, implied national headship rates can be 
calculated for a given household growth scenario by dividing the 
projected number of households headed by a particular age group by 
the projected population of the same age group. The following table 
displays total headship rates (the sum of component family and 
non-family rates) calculated in this manner for the Western low, 
medium, and high scenarios,> 


15. Although only three headship scenarios were produced for each province, six sets of rates can be derived for 
Canada as a whole, one for each of the six household-growth scenarios. The table shows headship rates based 
on the Western population projection. Equivalent low, medium, and high rates for the Central population 
projection are virtually identical to those in the table. Where small differences arise, they reflect differences in 
the eventual geographic distribution of population under the Western and Central projections. 
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Table C.3 - Projected Headship Rates, Canada, 2016 (3 Scenarios) 


Western Population Projection 


Medium 

—— ee eee ee re 
15-19 2.5% 2.1% 2.2% 2.4% 

al| 
20-24 21.3% 19.2% 20.1% 20.7% 
25-29 41.4% 37.1% 38.7% 39.6% 
L BeAr (e) Wien (e) bail (e) 
30-34 49.6% 42.3% 44.6% 46.0% 
35-39 53.1% 45.1% 47 8% 49.3% 
40-44 55.1% 47.2% 50.0% 51.6% 
45-49 56.1% 49.9% 51.6% 52.9% 

— —$$$$___+—__—_—_—— =| 
50-54 56.3% 53.4% 54.2% 54.9% 

ro + 
55-59 56.9% 56.9% 57.2% 57.5% 
60-64 58.1% 59.4% 59.6% 59.7% 
65-69 60.3% 62.7% 62.7% 62.7% 
70-74 63.4% 65.0% 65.1% 65.2% 
75+ 59.2% 59.5% 59.7% 59.9% 


Source: Census of Canada (1991) and CMHC projections. 


Types of Family and Non-family Households 
ASSUMPTION: Moderation of 1981-1991 trend in composition 


¢ As noted above, family and non-family households were projected 
separately using headship rate projections for each household type. 
At the national level, households were further disaggregated into 
component family types (couples without children, couples with 
children, lone parents, and multiple-family households) and 
non-family types (one-person households and other non-family 
households). This additional breakdown was based on age-specific 
changes in the composition of family and non-family households 
between 1981 and 1991, a period which saw an increasing proportion 
of family households consisting of childless couples and lone parents 
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Tenure and 
Dwelling Choices 


and a corresponding drop in the frequency of couples with children.!® 
The projected household type distribution used to split family and 
non-family households into component types was the average of the 
1991 Census distribution and an extrapolation of the 1981-1991 trend 
in composition based on a modified exponential function.!’ This 
assumption represents a compromise between the extremes of 
ignoring trends in household composition altogether and risking 
projecting an overly strong continuation of the recent pattern of 
changes. 


Projected households were split by tenure using projected ownership rates, 
with the number of renter households determined as a residual. Once 
households were divided into owner and renter groups, a projected occu- 
pancy pattern for each age group, household type (family or non-family), 
and tenure category was used to assign projected households to different 
housing types. 


Tenure Choice (Ownership Rates) 
ASSUMPTION: Constant 1991 tenure pattern 


* For each province, household type (family or non-family), and age 


group combination, the probability of owning was obtained from the 
1991 Census.'® These 1991 ownership rates were used to assign pro- 
jected households to ownership and rental groups throughout the 
projection period. In short, the factors influencing the choice to own 
or rent were assumed to produce the same tenure tendencies for each 
demographic group in the future as in 1991. Projected changes in 
tenure composition therefore do not result from shifts in the 
preferences of particular household groups but rather from 
demographic changes, that is, from projected changes in the mix of 
household types and age groups. 


16. As with headship rates, age describes the age of the household head (maintainer). 


17. The modified exponential function assumes that the direction of change during the base period will continue in 
the future but at a diminishing rate. 


18. In the context of tenure and dwelling choices, age again refers to the age of the household head (maintainer). 
The band housing tenure category included in the 1991 Census was ignored. The tenure pattern used to project 
owner and renter households was based only on households counted as either renters or owners in the 1991 


Census. 
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Dwelling Type Choice 
ASSUMPTION: Constant 1991 occupancy pattern 


* For each province, dwelling choice assumptions were selected in order 
to distribute projected owner and renter households among four 
broad dwelling types: single-detached dwellings, apartments 
(including units in buildings of five or more storeys and in buildings 
of less than five storeys), other multiples (including semi-detached, 
duplex, row, and single attached units), and moveable dwellings.” In 
each age, household type (family or non-family), and tenure category, 
the occupancy pattern from the 1991 Census was used to project 
dwelling choices in all projection years. Given the static dwelling 
choice assumption, projected variation in the composition of dwelling 
types over time reflects projected demographic changes — in the mix 
of age groups, household types, and tenure groups — rather than 
projected shifts in the preferences or tastes of individual groups. 


Summary This report describes six household-growth scenarios for Canada and the 
provinces until 2016. 


* Each projection was produced by a three-stage process: population 
projections, which were the foundation for household projections, 
which were then split by tenure and dwelling type based on the 
characteristics of the projected households. 


* Six household-growth scenarios were created by combining two 
interprovincial migration scenarios with three household formation 
assumptions. 


National totals were generated by combining projections for 
individual provinces. 


a Loo ee 
19. For more complete information on dwelling type definitions, please consult 1991 Census documentation. 
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